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1 Summary 

1.1 Bushells Farm, Mill Lane, Preston, PR3 2BJ 

 Outline planning application for up to 140no. dwellings with all matters reserved except for 
access 

Applicant Mr Gerald Gornall and Community Gateway Association

Agent PWA Planning 

Case Officer Ben Sandover 

2 Decision recommended 

 1. Subject to a S106 obligation being secured for providing on-site affordable 

housing, education provision, the future management of the public open space and 

provision for the improvement of bus services in the village, 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 18th 

January 2019, or other agreed extension of time, delegate authority to the Director 

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

which make the development acceptable have not been legally secured. 

2.1 Conditions & Informatives

 Conditions 

1. Approved plans 

2. Reserved matters time limit (3 years) 

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

arboricultural method statement 

4. Energy efficiency 

5. Contaminated land – phase 2 site investigation 



6. Electric vehicle charging 

7. Surface water drainage scheme 

8. Surface water lifetime management and maintenance plan 

9. Sustainable urban drainage scheme and management and maintenance plan 

10. Landscape and Ecological Management Plan 

11. Badger survey 

12. Great Crested Newt Mitigation Strategy 

13. No vegetation clearance during bird nesting season 

14. Construction Environmental Management Plan, including wheel washing 

15. Site access and off-site highway works 

16. Estate roads constructed in accordance with Lancashire County Council’s 

Specification for Construction of Estate Roads 

17. Future management and maintenance of streets within the development 

Informatives 

1. CIL 

2. Lead Local Flood Authority 

3. United Utilities 

4. County Highways 

3 Information 

3.1 Location

 The application site is located on the south side of Mill Lane and bounded by the rear 

boundaries of dwellings along Church Lane and Whittingham Lane to the west and north, 

and open fields to the east. The site covers approximately 7.7hectares and is located in the 

Open Countryside and adjacent to the village boundary of Goosnargh, as defined by the 

Policies Map within the Adopted Preston Local Plan 2012-26 (Site Allocations and 

Development Management Policies). A number of designated and non-designated heritage 

assets are situated to the north and west of the site. 

3.2 Proposal

 The application seeks outline approval for up to 140no. dwellings with access applied for 

only. The application seeks to create new vehicular and pedestrian accesses on the south 

side of Mill Lane, and to the east side of Church Lane. The latter would be utilised for entry 

only and not exit purposes. Two additional pedestrian accesses would be created, one to 

Church Lane and one to Whittingham Lane. 

A masterplan has been submitted with the application which indicates the proposed 

development could be accommodated through a series of cul-de-sacs radiating off central 

access roads whilst maintaining existing landscaping features on the site. 

3.3 Relevant planning history

 No relevant history. 



3.4 Planning Policy Framework

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

regard is to be had to the Development Plan for the purpose of any determination to 

be made under the Planning Acts the determination must be made in accordance 

with the plan unless material considerations indicate otherwise.  

The Development plan comprises: 

Central Lancashire Core Strategy 

Policy 1: Locating Growth 

Policy 2: Infrastructure 

Policy 3: Travel 

Policy 4: Housing Delivery 

Policy 5: Housing Density 

Policy 6: Housing Quality 

Policy 7: Affordable Housing and Special Needs Housing 

Policy 14: Education 

Policy 17: Design of New Buildings 

Policy 18: Green Infrastructure 

Policy 22: Biodiversity and Geodiversity 

Policy 27: Sustainable Resources and New Developments 

Policy 29: Water Management 

Policy 30: Air Quality 

Policy 31: Agricultural Land 

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

Policy AD1(a): Development within (or in close proximity to) the Existing Residential Area 

Policy AD1(b): Small scale development within Existing Villages 

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 EN3: Future Provision of Green Infrastructure 

Policy EN7: Land Quality 

Policy EN9: Design of New Development 

Policy EN10: Biodiversity and Nature Conservation 

Policy EN11: Species Protection 

Other Material Considerations: 

Central Lancashire Supplementary Planning Document 1 (Affordable Housing) 

Central Lancashire Supplementary Planning Document 5 (Design Guide) 

Central Lancashire Supplementary Planning Document: Open Space and Playing Pitch 

National Planning Policy Framework (the Framework) 

National Planning Practice Guidance 

National Planning Policy for Waste 



The Community Infrastructure Levy Regulations 2010 (as amended) 

3.5 Consultation responses

 Historic England – No objections following amendments to the scheme. 

Lead Local Flood Authority (LLFA) – No objections subject to conditions requiring the 

submission of a surface water drainage scheme, sustainable urban drainage scheme and 

management and maintenance plan and a surface water lifetime management and 

maintenance plan.

Environmental Health – No objections subject to conditions relating to contaminated land 

and electric vehicle charging points. 

County Highways – The proposed access to the development is acceptable in principle, 

however concerns have been raised surrounding the sustainability of the site and the lack 

of information submitted with the application to demonstrate the highway network can 

strategically support the impacts of the proposal. Should planning permission be granted, 

funding towards an improved bus service in the village should be secured. Further 

information regarding pedestrian access to the site should be provided. 

Council for the Protection of Rural England (CPRE) – Object to the application on the 

following grounds: 

• The proposal will further threaten land in the countryside; and 

• The 5 year supply figure should be re-calculated based on recent appeal decisions 

and the updated National Planning Policy Framework.

United Utilities – No objections subject to a condition requiring the submission of a surface 

water drainage scheme, including foul and surface water draining on separate systems. 

Note an easement strip and public sewer crosses the site. 

Parks and Streetscene (Arborist) – No objections, subject to arboricultural impact 

assessment being submitted prior to works commencing.

Parks and Streetscene (Landscape) – No objections, and note it is positive that retention of 

vegetation where possible is achieved. Improvements secured to proposed site access to 

Mill Lane are positive.   

County Education – A contribution towards primary and secondary school places in the 

area would be required. The exact figure would be determined once accurate bedroom 

information becomes available.  

Designing Out Crime – No objections to the scheme. Comments provided relating to site 

security during construction and general security measures to be incorporated into the 

development. Recommend designed in accordance with Secured by Design Homes 2016 

standards. 

SABIC – No observations to make. 



Greater Manchester Ecology Unit (GMEU) – No objections subject to conditions requiring 

the submission of bat surveys should trees be removed, a badger survey, amphibian 

strategy, a Landscape and Habitat Creation and Management Plan. Note that hedgerows 

and trees should be replaced where removal is necessary. 

Whittingham Parish Council – Object to the application on the following grounds: 

• The Council does not have a 5 year supply of deliverable housing land but following 

the publication of the revised National Planning Policy Framework, the figure should 

be recalculated; 

• Inadequate public transport links; 

• The development is not considered to be small scale; 

• Not compliant with the Local Plan or Core Strategy; 

• Unsustainable location; 

• Lack of highway capacity (submitted review which questions the validity of the 

submitted transport assessment); 

• Impact on the existing sewer network; 

• Access from Mill Lane would be detrimental to local character and landscape; 

• Proposal would have an unacceptable impact upon heritage assets. 

Goosnargh Parish Council – Object to the application on the following grounds: 

• Inadequate community consultation; 

• Inappropriate scale of development for the village; 

• Not compliant with the Local Plan or Core Strategy; 

• Lack of a sufficiently robust case for the level of affordable housing proposed; 

• Impact on traffic levels in the village; 

• Increased risk of flooding. 

Councillor Lona Smith has objected to the application on the following grounds: 

• The additional traffic generated by the development would have an unacceptable 

impact upon the highway network and road safety; 

• Bushell House requires emergency access at all times to be maintained. 

Ben Wallace MP has objected to the application on the following grounds: 

• The site is not allocated for development in the Local Plan and sits outside the 

settlement boundary of Goosnargh within the open countryside; 

• The combined number of homes proposed in the village and unsustainable; 

• The former Whittingham Hospital site has stalled and demonstrates there is no need 

for these developments; 

• The applications should be delayed until housing supply targets have been 

amended; and 

• The applications should be delayed until the remodelling of traffic using the A6 is 

completed. 



Publicity – 163 representations objecting to the application have been received which can 

be summarised as follows: 

• Inappropriate scale of development will lead to the urban sprawl of the village; 

• The site is in the open countryside; 

• Impact on protected species; 

• Unacceptable site access onto Mill Lane for both vehicles and pedestrians; 

• Increase in flooding of neighbouring properties; 

• Unsustainable location; 

• Unacceptable impact on highway and pedestrian safety; 

• Increased congestion in the village and on the Broughton Bypass; 

• No provision for extra local facilities to cope with the increase in demand; 

• Loss of privacy to neighbouring residents; 

• Development should be directed towards the Whittingham Hospital site; 

• Development is contrary to the Local Plan; 

• Lack of public transport provision in the village;

• The proposal would severely impact the A6 corridor; 

• Lack of community consultation; 

• Inaccurate information within the submitted Transport Assessment; 

• Existing infrastructure on Goosnargh will not be able to cope with further 

development;  

• No employment opportunities in the village; 

• The area is in danger of becoming overdeveloped; 

• Views across open fields would be affected; 

• Environmental and energy efficiency improvements should be stipulated if the 

development is approved; 

• Public footpath access would be compromised; 

• Amenity of neighbouring properties would be affected; 

• Proposed green spaces may encourage anti-social behaviour; 

• Unacceptable air and noise pollution; 

• Scale and massing of development would be unacceptable. 

3.6 Analysis

Principle of development and impact on the Open Countryside 

The application site consists of open countryside, falling outside of but adjacent to the 

defined village of Goosnargh, which distinguishes between the built-up elements of the 

village and the surrounding countryside, as identified on the Policies Map of the Adopted 

Preston Local Plan. Policy 1 of the Adopted Core Strategy relates to all types of 

development, seeking to focus growth and investment on well located brownfield sites, 

identified strategic locations and other main urban areas whilst protecting suburban and 

rural areas. The hierarchical sequence for locating development puts other places, 

including smaller villages, at the bottom of the hierarchy where development is expected to 

be small scale and limited to appropriate infilling unless there are exceptional needs for a 

larger scale redevelopment scheme. 

The site is set to the north and east of existing development within Goosnargh, with access 

proposed to be gained off Mill Lane. The development would not constitute infill 



development or the re-use of existing buildings and therefore would not accord with Core 

Strategy Policy 1(f). 

Policy EN1 of the Adopted Local Plan seeks to protect areas of open countryside from 

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

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

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

small groups of buildings within smaller rural settlements. The supporting text to Policy EN1 

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

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

is silent on this matter). 

The proposed development of up to 140 dwellings at the site is not considered to be small-

scale in the context of Goosnargh village. The proposed development is not required for 

any exceptional purposes set out in Policy EN1, nor is it located within the defined 

boundaries of a small rural settlement or village. In this case, the proposal would not 

comply with Policy EN1 of the Adopted Local Plan. 

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

recognised, with the planning system contributing to and enhancing the natural and local 

environment. It does not seek to protect all countryside from development; rather it 

concentrates on the protection of “valued” and “distinctive” landscapes and seeks to 

encourage development on previously developed land.

Policy 31 of the Adopted Core Strategy seeks to protect the best and most versatile 

agricultural land (Grades 1, 2 and 3a) to achieve full potential of the soil. The application 

site has previously been in agricultural use and is classified as Grade 3 (Agricultural Land 

Classification Maps do not differentiate between Grade 3a and 3b) therefore the loss of 

agricultural land at this location would not lead to the loss of the highest value of 

agricultural land. The application therefore would not conflict with Policy 31 of the Adopted 

Core Strategy. 

The principle of the proposed development at this site would be contrary to Policy 1 of the 

Adopted Core Strategy and Policy EN1 of the Adopted Local Plan. The development would 

however not conflict with Policy 31 of the Adopted Core Strategy. The acceptability of the 

proposed development is then considered against material considerations which are 

considered further within the report.   

Impact on landscape character and visual amenity 

Policy 13 of the Core Strategy requires development to conserve and where possible 

enhance the character and quality of the landscape. Policy 21 of the Core Strategy seeks 

to ensure that new development is well integrated into existing settlement patterns, 

appropriate to the landscape type and contributes positively to its conservation or 

restoration or the creation of appropriate new features. The Framework says that the 

intrinsic character and beauty of the countryside should be recognised, with the planning 

system contributing to and enhancing the natural and local environment. It does not seek to 

protect all countryside from development; rather it concentrates on the protection of 



“valued” and “distinctive” landscapes, and seeks to encourage development on previously 

developed land. 

The application is accompanied by a Landscape and Visual Impact Assessment (LVIA) 

which describes the site as arable land adjacent to an existing village located between two 

settlements, overlooked by properties on two boundaries. The site appears as farmland on 

the edge of a village. The land has limited public access, however public views across the 

site are available from Mill Lane and the public footpath which crosses the site.  

The LVIA states that the proposed development is likely to bring about changes in the 

landscape due to alterations in land use, land form, settlement and landscape pattern, land 

cover and the potential loss of existing landscape features. These changes could 

potentially affect landscape character, local visual amenity, and the setting of the village 

and local listed buildings. 

The submitted Masterplan indicates how the site could be laid out, whilst ensuring 

important landscape features such as mature trees and boundary hedgerows remain. The 

siting of the proposed dwellings and access roads indicate that existing trees on the site 

would be retained. 1.8 hectares of the site would be reserved for the creation of formal and 

informal public space, and on-site play provision. The LVIA concludes that the potential 

magnitude of change in the landscape due to the development is considered to be medium, 

taking account of mitigation factors such as the proposed green infrastructure. The 

resultant landscape impact would be moderate, which is within the range of impacts that 

would be expected for residential development on greenfield land on the edge of an 

existing settlement. 

The Council’s Landscape Architect and Arborist raise no objections to the findings of the 

submitted LVIA and consider the retention of the existing vegetation and any new 

landscaping, including key hedgerows, should be welcomed and encouraged. The 

application would not include the loss of existing trees, and it is proposed to increase tree 

coverage on the site. Whilst precise details of public open space and landscaping would be 

dealt with at reserved matter stage, it is considered the proposed development would not 

have a significant detrimental impact on the landscape character of the area or visual 

amenity. The proposal therefore complies with the aforementioned polices. 

Housing provision 

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

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

policy sets the minimum of 507 dwellings per annum for Preston. Policy 4 also seeks to 

ensure that at least 70% of new housing developments are located on brownfield sites. 

Paragraph 73 of the Framework states that local planning authorities should identify a 

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

housing requirements with an additional buffer of 5% to ensure choice and competition in 

the market for land. Paragraph 11 of the Framework states that the presumption in favour 

of sustainable development means local planning authorities should approve development 

proposals that accord with the development plan without delay. 



The Council cannot currently demonstrate a five year supply of deliverable housing land. In 

view of this, development plan policies for the supply of housing are considered to be out of 

date and the enhanced presumption in favour of sustainable development, as set out in 

Paragraph 11 of the Framework, must be applied. This will be discussed further at the end 

of the report in the section entitled “Planning balance – Compliance with the Framework”. 

Affordable housing 

Policy 7 of the Adopted Core Strategy seeks to ensure on-site affordable housing provision 

of 30% within urban areas and of 35% in rural areas subject to such matters as financial 

viability and contributions to community services. The threshold for that provision is 15 

dwellings in the urban parts of Preston and 5 dwellings in rural areas. The Central 

Lancashire Supplementary Planning Document 1: Affordable Housing states that where an 

element of affordable housing is required, at least 70% of the units shall be social rented or 

affordable rented, unless the Council is satisfied that an alternative mix meets an 

independently assessed proven need and agrees to such alternative provision. The SPD 

goes on to say that affordable units within residential developments should be dispersed to 

promote integration, mixed communities and to minimise social exclusion. 

The application is supported by a Planning Statement which incorporates an Affordable 

Housing Statement, stating that the application would provide 45% on-site affordable 

housing, which would equate to up to 63no. dwellings. The development would provide a 

greater affordable housing provision than the policy requirement. The type, tenure and 

delivery of the affordable housing would be secured by means of a planning condition. It is 

therefore considered that the application complies with the Affordable Housing SPD and 

Policy 7 of the Core Strategy.  

Highways and parking 

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

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

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

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

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

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

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

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

managing car use and improving the road network. 

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

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

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

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

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

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

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

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

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

Local Plan. 



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

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

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

The application is accompanied by a Transport Assessment, which states the proposed 

development would be served by two vehicular accesses; one onto Mill Lane, and an entry-

only access off Church Lane. The former would have a carriageway width of 5.5m, with 

6.0m radii onto Mill Lane, and a 3.0m shared footway/cycleway along the western side of 

the access road into the development. County Highways consider that the required visibility 

splays could be achieved, and consider both accesses to be acceptable.  

County Highways have reviewed the submitted information and note that the submitted TA 

does not include any traffic assessment either locally or across the wider highway network. 

Crucially, County Highways consider that the level of trips generated by the proposed 

development would have a minimal impact on the adjacent local highway network, 

therefore it is considered the impacts on the highway network in the village of Goosnargh 

could not be considered as severe. 

County Highways consider that the submitted TA fails to demonstrate that the cumulative 

impacts of the proposed development (together with committed and planned development) 

would not have a severe impact on the existing and proposed highway infrastructure, 

specifically the function of the A6 corridor/Broughton Bypass and Junction 1 of the M55. 

County Highways consider that users of the development are likely to utilise the A6 

corridor, and the strategic motorway network, and that the number, scale and location of 

recent developments within the city and within neighbouring districts/boroughs may 

cumulatively cause congestion issues for this corridor. County Highways acknowledge that 

significant highways infrastructure is to be provided in the future, which would have some 

influence on the A6 corridor but consider that this infrastructure would only satisfy demand 

from allocated and committed sites, some of which fund additional highway mitigation 

measures. County Highways consider that recently agreed mitigation to enable 

development to come forward in Barton, Wyre and Ribble Valley has maximised the 

quantum of development that can be supported on the A6 corridor. 

Following their cumulative assessment analysis of the A6 corridor in December 2017 

County Highways state that there are critical congestion pinch points along the A6 corridor, 

including at Junction 1 of the M55. Consequently County Highways consider that there will 

come a point where the assessed highway network cannot support further development 

without severe detriment, hence they are currently undertaking a modelling exercise to 

further investigate the network capacity of the A6 corridor and Junction 1 to the M55. 

Despite their concerns, County Highways have indicated that the modelling exercise may 

identify spare capacity that could provide opportunities for further development. However 

until the outcome of the modelling is known, County Highways standby their position of 

concern.    

As stated above, the Framework states that development should only be prevented or 

refused on highways grounds if the residual cumulative impacts on the road network would 

be severe. To date County Highways cannot evidence their concern relating to network 

capacity. Furthermore, they have indicated that their investigation may reveal spare 



capacity that could provide opportunities for further development. In such circumstances, 

the Council can not substantiate a reason for refusal and there is no reason to delay the 

determination of the application based on currently unsubstantiated concerns that County 

Highways have indicated may in any event fall away.

County Highways note proposed pedestrian and cycle links are to be provided to 

surrounding highways. It is proposed to provide such links via the vehicular accesses from 

Mill Lane and Church Lane, and via two pedestrian/cycle entry points, one from Church 

Lane and one from Whittingham Lane. It is considered that the internal footways have 

potential to provide adequate pedestrian routes to the village centre and local facilities. 

Furthermore, a proposed pedestrian link to Whittingham Lane via the existing public right of 

way is proposed, but would require upgrade to surfacing and lighting. Such off-site highway 

works would be secured via condition.

County Highways has indicated that should planning permission be granted, in order to 

make the development sustainable a financial contribution should be secured towards 

providing a more direct and frequent bus route from Goosnargh into the city centre. Such 

provision would be secured via a Section 106 Agreement. This contribution is necessary to 

make the development sustainable, and would offer the occupiers of the development with 

an attractive alternative to using their private cars. 

County Highways note that the proposed community car park, which would provide 

approximately 40no. car parking spaces, is acceptable and would be beneficial to local 

highway users. The entrance point should be limited to ingress only, which would be 

controlled via an appropriate agreement under highways legislation.

In light of the above, it is considered that the proposed development would not have a 

severe impact on either the local highway network or the Strategic Road Network and 

would not have an unacceptable impact on highway safety. As such, it is considered the 

proposed development complies with Policy 3 of the Adopted Core Strategy, Policy ST2 of 

the Adopted Local Plan and the Framework. 

Impact upon heritage assets 

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

in considering whether to grant planning permission for development which affects a lised 

building or its setting, the local planning authority shall have special regard to the 

desirability of preserving the building or its setting or any features of special architectural or 

historic interest which it possesses. 

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

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

heritage assets from inappropriate development that would cause harm to their 

significances.  

Policy EN8 of the Adopted Local Plan 2012-26 states that proposals affecting a heritage 

asset or its setting will be permitted where they: 

i) Accord with national policy on the historic environment and the relevant Historic 

England guidance; 



i) Take full account of the information and guidance in the Council’s Conservation 

Area Appraisals and Management Plans and other relevant policy guidance on 

the historic environment; 

ii) Make a positive contribution to the character and local distinctiveness through 

high quality new design that responds to its context; 

iii) Act as a catalyst for the regeneration of the area in accordance with the Council’s 

objectives for regeneration; 

iv) Are accompanied by a satisfactory Heritage Statement that fully explains the 

impact of the proposal on the significance of the heritage asset; and  

v) Sustain, conserve and, where appropriate, enhance the significance of the 

heritage asset itself and the surrounding historic environment and where they 

have consideration to the following: 

a) The scale, layout and appearance to the heritage asset and its setting; and 

a) The proposed use of the heritage asset being appropriate in relation to its 

significance. 

Paragraph 190 of the Framework states that local planning authorities should identify and 

assess the particular significance of any heritage asset that may be affected by a proposal 

(including by development affecting the setting of a heritage asset) taking account of the 

available evidence and any necessary expertise. They should take this into account when 

considering the impact of a proposal on a heritage asset, to avoid or minimise any conflict 

between the heritage asset’s conservation and any aspect of the proposal. Paragraph 193 

of the Framework states that when considering the impact of a proposed development on 

the significance of a designated heritage asset, great weight should be given to the asset’s 

conservation (and the more important the asset, the greater the weight should be). This is 

irrespective of whether any potential harm amounts to substantial harm, total loss or less 

than substantial harm to its significance.  

Paragraph 194 states that any harm to, or loss of, the significance of a designated heritage 

asset (from its alteration or destruction, or from development within its setting), should 

require clear and convincing justification. Substantial harm to or loss of grade II listed 

buildings should be exceptional, and assets of the highest significance (including grade II* 

listed buildings) should be wholly exceptional. Paragraph 195 states that where a proposed 

development will lead to substantial harm to (or total loss of significance of) a designated 

heritage asset, local planning authorities should refuse consent, unless it can be 

demonstrate that the substantial harm or total loss is necessary to achieve substantial 

public benefits that outweigh that harm or loss, or a set of criteria apply. Paragraph 196 

states that where a development proposal will lead to less than substantial harm to the 

significance of a designated heritage asset, this harm should be weighed against the public 

benefits of the proposal including, where appropriate, securing its optimum viable use. 

Paragraph 197 states that the effect of an application on the significance of a non-

designated heritage asset should be taken into account in determining the application. In 

weighing applications that directly or indirectly affect non-designated heritage assets, a 

balanced judgement will be required having regard to the scale of any harm or loss and the 

significance of the heritage asset. 



Designated heritage assets 

A number of designated heritage assets exist to the north and north west of the site. These 

include the Grade II* listed Bushells Hospital, and its associated wall and gatepiers which 

are Grade II listed. The Bushells Arms, Grapes PH and Goosnargh School are Grade II 

listed, and St Mary’s Church is Grade II*. 

The setting of this grouping is characterised by open views across fields and informal views 

from the village. The relatively level topography and lack of high hedgerows means that 

these views are expansive and contribute greatly to the rural setting of the assets. 

Retention of this character was noted as important by Historic England. 

Amendments to the application have secured retention of the open fields to the northern 

section of the site and limit the development in proximity of the assets to a vehicular 

access, linking the development to Mill Lane. It is considered that this revision overcomes a 

key concern raised by Historic England, therefore retaining open spaces affording views 

and distance from the heritage assets. 

The indicative layout proposes a largely inward-facing development, which is similar to that 

of an estate and is a change from the established linear urban grain in this location where 

development is primarily along the roadside, and formal elevations are outward facing that 

engage with the village street scenes. Although the application is in outline stage, it is 

proposed that the northern boundary of the site would retain softened landscaping features. 

Furthermore, it is proposed that those dwellings which would face toward the designated 

heritage assets to the north would be constructed in a traditional form, reflecting 

Almshouse terraced properties, which would reflect the ordered and planned nature of the 

hospital building. It is considered that the structured nature of the remaining sections of the 

site to the south would not cause harm to the designated assets, given they would be 

largely screened and not visible within the same context. 

Amendments to the proposed access off Mill Lane have ensured that it is sensitively 

designed, to reflect the local character, incorporating natural stone material. This would 

therefore be sympathetic to its setting. 

With regard to the setting of the designated heritage assets identified above, it is 

considered that amendments to the application to retain the open fields to the south of the 

hospital and church would help retain the open setting of this group and its rural character. 

The proposed dwellings would be sited at least 135.0m from this asset, therefore 

maintaining long range views of the hospital from the south. Key views of the group of 

listed assets would be maintained from a southern direction when approached along Mill 

Lane from its junction with Church Lane, considering that the siting of the development and 

intervening buildings would provide screening. It is considered there would be limited 

impacts upon the group of buildings when approached from the north along Mill Lane, 

given the considerable distance of the proposed dwellings, and noting that those dwellings 

within Goosnargh village along Church Lane and Whittingham Lane are already in view 

from this point. 

It is considered that although the development would have some impact upon their setting, 

this impact would not cause harm to the designated assets. The previous concerns raised 

by Historic England have been overcome. The Council has had special regard to the 



desirability of preserving the setting of the designated heritage assets, through the 

revisions to this scheme. 

Non-designated heritage assets 

To the west of the site, a number of buildings along Church Lane are included on the 

Council’s local listing. These include 24, 36, 56, 58, 64, 66, 68, 70 and 72 Church Lane, 

and the Goosnargh Village Football Club. 

It is considered that these assets would be separated from proposed built development by 

linear green areas and foot/cycle paths proposed to the western edge of the site, and 

would not be unduly impacted upon.  

The proposed vehicular access off Church Lane would be situated adjacent to 56-66 

Church Lane (Makinson Row). These dwellings benefit from visual merit and interest, and 

the proposed access would alter their setting. It is not however considered that the 

appreciation of the setting of these dwellings, primarily enjoyed from front views off Church 

Lane, would be unduly affected by the proposed development. 

The proposed access would require the demolition of the Goosnargh Village Football Club 

(timber framed) building. The proposal would cause harm through total loss of this building. 

However, the building is not considered to provide significant merit to the character of the 

area, given its current state of repair and external appearance. Although loss of such an 

asset is regrettable, the significance of the asset is not considered high, and therefore is 

not detrimental.  As per the requirements of Paragraph 197 of the Framework, the Council 

has therefore provided a balanced judgement having regard to the scale of any harm or 

loss. 

In conclusion, the Council has had special regard to the desirability of preserving the 

identified designated heritage assets and their setting, as required under Section 66 of the 

Planning (Listed Buildings and Conservation Areas) Act 1990, and has provided a 

balanced judgement considering the setting of non-designated heritage assets. Alteration 

to the scheme has made the development acceptable in this regard, and concerns raised 

by Historic England have been addressed. It is therefore considered that the application 

accords with Policy 16 of the Core Strategy, Policy EN8 of the Adopted Local Plan and the 

Framework. 

Design and layout 

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

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

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

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

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

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

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

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

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

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

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



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

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

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

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

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

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

clear and robust design concept for site. 

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

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

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

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

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

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

documents. 

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

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

assessed. The application is accompanied by a Design & Access Statement (DAS), which 

states that the site would be developed in a way which creates a natural and logical 

extension to the existing built form and urban grain, yet creates its own sense of place and 

identity. There are two existing pedestrian links and three proposed pedestrian access 

links, which would connect together and form an integral part of the development, whilst 

connecting it to the wider footpath network. The DAS states that landscaped, linear green 

spaces are proposed on the western, southern and eastern boundaries. A tree lined 

avenue would serve the development, with Bushells House at the base of the avenue to 

the north. A green space would be located at the head of this access, which would 

incorporate existing trees and provide a mature landscaped area. A selection of green 

spaces would be situated around the development, linked together by pedestrian links.  

The DAS goes on to say that public and private realm would be distinguished by soft 

landscaping, boundary treatments and changes in surface materials and textures. 

Dwellings are to face directly onto streets and where it is necessary for side elevations to 

abut the public realm, additional detailing or windows would be provided to avoid blank 

gables and maximise overlooking and natural surveillance.  

Overall, in design, appearance and scale terms, the submitted DAS and Masterplan are 

considered to establish a suitable range of design principles for a subsequent reserved 

matters application to develop the site further. The proposed development would 

incorporate an acceptable amount of green space at 1.8ha, and the density of the 

proposed dwellings, at 23.7 dwellings per hectare, is considered acceptable. As such, 

whilst full details would be provided at reserved matters stage, it is considered the 

parameters set by the submission comply with Policies 5 and 17 of the Adopted Core 

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



Impact on residential amenity 

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

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

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

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

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

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

for all existing and future occupants of land and buildings. 

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

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

at this stage. The indicative Masterplan demonstrates that the proposed development could 

be satisfactorily accommodated on site without having any unacceptable adverse impacts 

on the amenities of neighbouring dwellings which border the site. On this basis, it is 

considered the proposed development would not conflict with the above policies or the 

Framework. 

Open space provision 

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

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

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

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

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

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

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

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

out in the Central Lancashire Open Space and Playing Pitch SPD. On-site provision of 

amenity green space and active play facilities for children/young people (i.e. play 

equipment) would be required as the development would be over the 100 dwelling 

threshold level.  

The Framework states ‘access to high quality open spaces and opportunities for sport and 

recreation make an important contribution to the health and well-being of communities’. It 

advises that Local Planning Authorities should seek to protect and enhance public rights of 

way. 

The revised illustrative layout indicates approximately 1.8 hectares of the site would be 

allocated for open space, identified on the plan as formal green, arrival green and central 

green areas. Furthermore, although not detailed on the illustrative layout, the applicant has 

confirmed that equipped on-site play provision would be provided within the site, with 

details to be provided at reserved matters stage. The maintenance and management of 

amenity greenspace and active play space would be secured by a Section 106 obligation 

should planning permission be granted. Subject to further reserved matters submissions 

and conditions the proposal has demonstrated a capacity to satisfy the principle of Policies 

17, 18 and 24 of the Core Strategy and Policy HS3 of the Adopted Local Plan. 



Ecology/Trees 

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

through a Green Infrastructure approach, which includes securing mitigation measures 

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

to, part of the Green Infrastructure network. Policy 22 of the Core Strategy seeks to protect 

and find opportunities to enhance and manage the biological and geological assets of the 

area through certain measures, such as promoting the conservation and enhancement of 

biological diversity, having particular regard to the favourable condition, restoration and re-

establishment of priority species and species populations; and seeking opportunities to 

conserve, enhance and expand ecological networks. 

Policy EN10 of the Adopted Local Plan seeks to protect, conserve, restore and enhance 

biodiversity and ecological network resources in Preston. Policy EN11 states planning 

permission will not be granted for development which would have an adverse effect on a 

protected species unless the benefits of the development outweigh the need to maintain 

the population of the species in situ. Should development be permitted that might have an 

effect on a protected species planning conditions or agreement will be used to mitigate the 

impact. 

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

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

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

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

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

The Council’s Arborist reviewed the submitted Masterplan, and noted that the proposed 

location of the dwellings and access roads would enable the retention of the existing trees 

on the site. The Arborist therefore raises no objections to the proposal, however 

recommends that an Arboricultural Implication Assessment be submitted prior to works 

commencing in order to ensure the protection of existing trees. It is furthermore noted that 

additional tree planting particularly along the access road from Mill Lane into the site would 

be beneficial, and this would be expected through a landscaping scheme to be considered 

at reserved matters stage.  

An ecological survey has accompanied the application, which establishes the ecological 

conditions on the site. Greater Manchester Ecology Unit (GMEU) have reviewed such 

surveys, and consider that no further surveys of the site are required at this stage. 

However, they note that several tree groups were highlighted as having some potential for 

roosting bats, others had moderate bat roost potential and others had a high bat roost 

potential. They recommend that should any of these trees be lost, they should first be 

subject to further surveys for the possible presence of bats. None of these trees are 

proposed for removal however, and therefore further information in this regard is not 

considered necessary at this stage. Furthermore, GMEU note that badgers are present 

within the wider area and are mobile within their habitats, and a survey should be 

undertaken prior to works commencing. A relevant condition for this matter is therefore 

recommended. 



The undertaken surveys of ponds close to the site had not recorded the presence of great 

crested newts. However, it was considered that the ponds could support other amphibians 

including the common toad. Reasonable avoidance measures during construction periods 

should therefore be implemented, and a relevant condition is recommended. 

Although the site is considered as arable land, of limited ecological value, it does support 

mature trees and established hedgerows, and it is therefore recommended that new 

hedges are planted in replacement of those lost, and the mature trees area retained and 

protected during the course of any construction works, with any lost trees compensated for 

by new tree planting. Landscaping matters, dealt with at reserved matters stage, would 

ensure this provision is secured. 

It is considered that the indicative layout plan indicates that a relatively large area of 

greenspace would be retained, however effective management and retention of the 

biodiversity value of the site would require a detailed Landscape and Habitat Creation and 

Management Plan at reserved matters stage, and therefore a relevant condition is 

recommended.  

Subject to the above recommended mitigation measures and conditions it is considered the 

proposed development would not result in any adverse impacts on protected species and 

therefore complies with Policies 18 and 22 of the Adopted Core Strategy, Policies EN10 

and EN11 of the Adopted Local Plan and the Framework. 

Ground conditions 

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

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

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

contaminated. 

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

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

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

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

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

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

Environmental Protection Act 1990. 

Paragraph 179 goes on to state that where a site is affected by contamination or land 

stability issues, the responsibility for securing a safe development rests with the developer 

and/or landowner. 

The application is accompanied by a Phase I Geoenvironmental Assessment which 

establishes a Phase II Assessment will be required prior to works commencing. The 

Environmental Health Officer agrees to the findings of the report and raises no objections 

to the proposal subject to a condition requiring an intrusive ground investigation to be 

undertaken prior to works commencing on site. Subject to this condition, it is considered 

the proposal complies with Policy EN7 of the Adopted Local Plan and the Framework. 



Air quality 

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

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

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

measures to reduce road traffic congestion.  

The site does not fall within an Air Quality Management Area and the Environmental Health 

Officer has raised no objections to the scheme in terms of its impact on air quality. To 

encourage the use of alternative fuels and improving the air quality of the city, it is 

considered a condition be attached requiring a scheme for the installation of electric vehicle 

charging points to be submitted. Subject to this condition, it is considered the proposal 

complies with Policies 3 and 30 of the Adopted Core Strategy. 

Utilities/Drainage/Flood risk 

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

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

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

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

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

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

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

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

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

site-specific flood risk assessment. 

The application site is located in Flood Zone 1 which is identified as within the lowest risk of 

flooding. The submitted Flood Risk Assessment (FRA) states that surface water would be 

managed via attenuation on site, in order to restrict surface water flows from the developed 

site to pre-development runoff rates. Attenuation would then be provided utilising 

underground storage provision within the landscaped areas, and a controlled discharge 

made into the watercourse to the north of the site. The FRA therefore concludes that there 

would be no additional risk to upstream or downstream properties as a result of the 

development. United Utilities raise no objections to the application, subject to a condition 

requiring details of a surface water drainage scheme, and foul and surface water to be 

drained on separate systems. United Utilities do note that there is an easement affected by 

the proposed development and a public sewer crosses the site, and an informative is 

therefore recommended ensuring the applicant is made aware. Following the submission of 

additional information, the Lead Local Flood Authority (LLFA) raises no objections to the 

scheme subject to conditions requiring the submission of a surface water drainage scheme, 

sustainable urban drainage scheme and management and maintenance plan and a surface 

water lifetime management and maintenance plan. Subject to these conditions, it is 

considered the proposed development would be unlikely to lead to an increase in flooding 

and would comply with the above policies and the Framework. 

Education 

Policy 14 of the Adopted Core Strategy states that educational requirements will be 

provided for by enabling seeking contributions towards the provision of school places 



where a development would result in or worsen a lack of capacity at existing schools. 

County Education advises that based upon the latest assessment, taking into account all 

approved applications, an education contribution would be required towards primary school 

places and secondary school places. As the application is in outline, the precise figure 

required would be determined at reserved matters stage following the submission of 

detailed bedroom information becoming available. The applicant has confirmed their 

agreement to providing the contribution, which would be secured through a Section 106 

agreement should planning permission be granted. As such, the proposal complies with the 

above policies. 

Energy efficiency  

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

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

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

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

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

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

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

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

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

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

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

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

with Policy 27 of the Core Strategy. 

Waste management 

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

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

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

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

collection service. 

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

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

accommodate waste and recycling facilities. To ensure adequate provision is made for 

waste and recycling, details will be required at reserved matters stage, and the applicant 

has confirmed they would ensure the development would be in accordance with the 

Council’s waste management policies. Subject to these details, it is considered the 

proposal would comply with the National Planning Policy for Waste. 

Planning balance – Compliance with the Framework 

Paragraph 11 of the Framework sets out a ‘presumption in favour of sustainable 

development’ and for decision-taking this means 1) approving development proposals 

without delay; and 2) where there are no relevant development plan policies, or the policies 

which are most important for determining the application are out-of-date, granting planning 

permission unless: 



i) The application of policies in the Framework that protect areas or assets of 

particular importance provides a clear reason for refusing the development 

proposed; or 

i) Any adverse impacts of doing so would significantly and demonstrably outweigh 

the benefits, when assessed against the policies in the Framework taken as a 

whole. 

Given that the Council cannot demonstrate a five year supply of deliverable housing land 

and Adopted Core Strategy Policy 4 is therefore considered to be out-of-date, this means 

that planning permission should be granted for this proposal unless the application of 

policies in the Framework that protect areas or assets of particular importance provide a 

clear reason for refusing the proposed development or the adverse impacts of doing so 

would significantly and demonstrably outweigh the benefits. 

As stated above, the Framework supports the presumption in favour of sustainable 

development. Paragraph 8 of the Framework states that achieving sustainable 

development means the planning system has three overarching objectives: the ‘economic 

objective’, the ‘social objective’, and the ‘environmental objective’.  

The proposal is contrary to Policy 1 of the Adopted Core Strategy and Policy EN1 of the 

Adopted Local Plan, as discussed earlier in the report. However, in terms of the three 

dimensions of sustainable development, as set out in the Framework, the proposal would 

fulfil an economic objective as a result of the employment of construction workers to carry 

out the various aspects of the development. The proposal would also make an important 

contribution to the supply of housing. In terms of the development’s social objective, the 

proposal would provide market and affordable housing on the site, in excess of the policy 

requirement. In terms of the environmental objective, the proposed development would 

result in the loss of an existing field and would introduce built development into what has 

been identified as open countryside that has local value. The site has value when related to 

the identified designated heritage assets, and the application was amended to ensure the 

open fields to the northern section of the site are retained in order to minimise harm to 

those assets. Subject to conditions, there would be no unacceptable impact on protected 

species. It would also achieve the required sustainability levels and would provide electric 

vehicle charging points. As a result of the development, there would be no severe impact 

on the operation or use of the highway. Subject to securing a Section 106 Agreement, the 

development would contribute towards provision of school places, and to improving public 

transport services in the village. 

It is considered that the areas and assets of particular importance have been assessed and 

the impact of the development is considered to be acceptable. It is considered that there 

would be no adverse impacts as a result of the proposed development that would 

significantly and demonstrably outweigh the benefits of the scheme or direct the Local 

Planning Authority to refuse the application. It is therefore considered that the proposal is in 

accordance with the Framework and that planning permission should be granted.



3.7 Value Added to the Development

Additional information was requested from the applicant to address concerns relating to the 

proposed access, highway impacts and flooding, and the site development area and 

access was amended in order to reduce harm caused to surrounding designated heritage 

assets. 

3.8 Conclusions

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

be had to the Development Plan for the purpose of any determination to be made under the 

Planning Acts the determination must be in accordance with the plan unless material 

considerations indicate otherwise. The National Planning Policy Framework is a material 

planning consideration and as the Council is unable to demonstrate a five year supply of 

housing land, in accordance with Paragraph 11 of the Framework the relevant policies of 

the Development Plan should be considered out of date. In the circumstances the relevant 

policies of the Development Plan should only be attributed limited weight and planning 

permission should be granted unless any adverse impacts of doing so would significantly 

and demonstrably outweigh the benefits, when assessed against the policies of the 

Development Plan and the Framework taken as a whole. 

Statutory consultee comments and representations have been received which have been 

carefully considered and taken into account as part of this planning application. 

The application site is not identified for development on the Preston Local Plan 2012-26 

Policies Map for the future provision and delivery of housing or for any other development, 

within the Central Lancashire Core Strategy and Preston Local Plan 2012-26. As such, the 

proposed development would result in the loss of an area of open countryside, which would 

be contrary to the primary policy objectives set out in Policy 1 of the Adopted Core Strategy 

and Policy EN1 of the Adopted Local Plan.   

Paragraph 73 of the Framework requires Local Planning Authorities to identify and update 

annually a supply of specific deliverable sites sufficient to provide a minimum of five years’ 

worth of housing against their housing requirement set out in adopted strategic policies. As 

stated above, given the Council cannot demonstrate a five year supply of housing land, the 

tilted balance, as set out in paragraph 11 of the Framework, applies to the determination of 

this proposal. In terms of the three dimensions of sustainable development, as set out in 

the Framework, the proposal would fulfil an economic objective as a result of the 

employment of construction workers to carry out the various aspects of the development. 

The proposal would also make an important contribution to the supply of housing. In terms 

of the social objective, the proposal would provide affordable housing on the site, in excess 

of the policy requirement. In terms of the environmental objective, the proposed 

development would result in the loss of an existing field and would introduce built 

development into what has been identified as open countryside that has local value. The 

site has value when related to the identified designated heritage assets, and the application 

was amended to ensure the open fields to the northern section of the site are retained in 

order to minimise harm to those assets. The proposed development is also considered 

acceptable in terms of its impact on visual and residential amenity, heritage, drainage, 

flooding, energy efficiency, air quality, ground conditions and waste management subject to 



the conditions imposed. The proposed development would not have a severe impact on the 

operation of the road network or an unacceptable impact on highway safety. Therefore in 

applying the tilted balance for the determination of the proposal, it is considered that the 

harm of the proposed development would not significantly and demonstrably outweigh the 

benefits. 

Given such circumstances and in accordance with Section 38(6) of the Planning and 

Compulsory Purchase Act 2004 and the Framework, planning permission should be 

granted. 

3.9 Recommendation

 1. Subject to a S106 obligation being secured for providing on-site affordable housing, 

education provision, the future management of the public open space and provision 

for the improvement of bus services in the village, 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 18th 

January 2019, or other agreed extension of time, delegate authority to the Director 

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

which make the development acceptable have not been legally secured. 
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