Residential development - land at Dean Farm, Whittingham Lane,
Broughton
Landscape and visual assessment

APPENDIX
Review of the effects of the proposed development on the Areas
of Separation defined under Policy EN4 in the Preston Local Plan
2012-2016.

1.0

Introduction

1.1

This Appendix to the Landscape and Visual Assessment (PDP Associates, August 2020), reviews
the effects of the proposed development on the Areas of Separation (AoS) as defined under Policy
19 in the Central Lancashire Adopted Core Strategy and Policy EN4 in the Preston Local Plan
2012-2016.

1.2

Policy EN4 supports the strategic objectives of Policy 19 Areas of Separation and Major Open
Space in the Central Lancashire Adopted Core Strategy, July 2012.
Policy 19 in the Central Lancashire Adopted Core Strategy states;
Protect the identity, local distinctiveness and green infrastructure of certain settlements and
neighbourhoods by the designation of Areas of Separation and Major Open Space, to ensure
that those places at greatest risk of merging are protected and environmental/ open space
resources are safeguarded.
Policy EN4 in the Preston Local Plan states;
Development will be assessed in terms of its impact upon the Area of Separation including any
harm to the effectiveness of the gap between settlements and, in particular, the degree to which
the development proposed would compromise the function of the Area of Separation in protecting
the identity and distinctiveness of settlements.

1.3

Under Policy EN4, Areas of Separation are designated between a) Broughton and the Preston
Urban Area, b) Goosnargh Whittingham and Grimsargh c) Grimsargh and the Preston Urban Area.
The policy designation covers land between these settlements. Figures A1 and A2, extracted from
Preston City Council’s interactive Local Plan mapping service, illustrate the extent of the designated
area to the northeast of the Preston urban area.

1.4

Policy EN4 is concerned with protecting the character and identify of neighbouring settlement
separated by ‘a small area of Open Countryside’*, maintaining the openness of the countryside and
the quality and distinctiveness of the settlement. Under Policy EN4 development is assessed in
Note * Para 8.11 (Areas of Separation) in the Preston Local Plan 2012-2016.

terms of its impact on the Area of Separation, including any harm to the effectiveness of the gap
between settlement and in particular, the effect on the identity and distinctiveness of the
settlements.
1.5

This report will consider the effects of the proposed development under the following headings
relating to matters described under Policy 19 in the Central Lancashire Adopted Core Strategy and
Policy EN4 in the Preston Local Plan.
a) The ‘openness’ of the countryside and the effect of the development.
b) The quality, identity and distinctiveness of settlement and the effect of the development.
c) The effectiveness of the gap (Area of Separation) in maintaining settlement separation and the
effect of the development.

Figure A1. Areas of Separation (source; Preston City Council’s interactive Local Plan mapping service)

Figure A2. Areas of Separation (source; Preston City Council’s interactive Local Plan mapping service)

2.0

The ‘openness’ of the countryside and the effect of the development.

2.0

The ‘openness’ of the countryside and the effect of the development.

2.1

The landscape character of the Area of Separation illustrated in Figures A1 and A2 is defined in the
Landscape Character Assessment for Lancashire (Lancashire County Council, 2000) under –
Undulating Lowland Farmland, Area 5h Goosnargh – Whittingham. A description for Area 5h
Goosnargh – Whittingham is provided in the Landscape and Visual Assessment and reproduced
below.
The undulating lowland farmland on the north-east fringes of Preston forms a transitional landscape
between the upland landscape of the Bowland Fells to the north-east and the agricultural
Amounderness Plain to the west. It is a historically interesting area on the fringe of the Forest of
Bowland AONB. The landform gently descends from 150m at the moorland fringe of Beacon Fell
to the 30m contour (approximately) which defines the edge of the sandstone agricultural plain of
the Fylde. However, this is not a clear boundary and the visual transition from one to the other
occurs across a broad area between the M6 and main Preston to Lancaster railway line. As a result
of this gradual transition it demonstrates characteristics of both the Fylde and the Bowland fringes.
It is a pastoral landscape which is relatively open and intensively farmed with much hedgerow loss
and few trees or woodlands although hedgerows along the network of lanes are important
landscape features. There are often clear views over the plain below. The area is under pressure
from built development as a result of its proximity to Preston. Vernacular buildings are of local
stone, although a number of incongruous materials are seen throughout the area. The area is rich
in evidence for Roman occupation.

2.2

The Landscape Strategy for Lancashire (Lancashire County Council, 2000) describes the following
key environmental factors for Undulating Lowland Farmland. The list has been summarised to
highlight those factors of relevance to the Application Site and local area.
Key environmental factors

2.3

•

Wooded river corridors and gorges provide a sense of enclosure, sheltered habitats
and distinctive patterns on the valley sides. Many are also historic sites for early
water powered industry.

•

Hedgerows and hedgerow trees define the field pattern in contrast with the
moorland fringe farmland, where stone walls dominate over hedgerows. They also
provide sheltered habitats which are important wildlife links between the wooded
cloughs and outlying woodlands.

•

Small mixed woodlands provide important habitats and cover for wildlife and
contribute to the overall appearance of a ‘wooded’ farmland. They reflect an
important phase in landscape evolution when 19th century estate woods and
shelterbelts were developed for game shooting.

•

Historic villages, stone bridges and stone walls reflect the local geology; many
villages are clustered at river crossing points and there is a dispersed pattern of
farms and cottages on the rural roads along the valley sides.

The descriptions of the countryside within the Area of Separation suggest that the
landscape is typically pastoral, relatively open and intensely farmed, but there are also areas where
tree cover contributes to the appearance of ‘wooded’ farmland, and this creates a more distinctly
enclosed landscape. It is also noted that the Area of Separation covers a large swathe of land which
includes numerous small hamlets, large farmsteads and scattered properties which also contribute
to the sense of enclosure.

2.4

The description of the site and adjoining land in the Landscape and Visual Assessment includes
the following;
Around the site margins there are mature trees, plantation woodland and conifer shelter belts.
There are also tree specimens in the gardens of Dean Farm. Most of the tree planting, except along
the course of Dean Brook, is not historic but most likely planted in the 1960s as part of the
commercial operations for the former Oaks Nursery which occupied land to the east of Pudding Pie
Nook Lane.
The site has an enclosed character due to the presence of mature vegetation, but this enclosure
has evolved relatively recently following planting undertaken by the former nursery business and
owners of Dean Farm.
Throughout the study area, woodland and tree cover has increased over the last 150 years due to
housing and commercial development. This is most noticeable in the landscape around Pudding
Pie Nook Lane where there are numerous small plantation woodlands and shelter belts. Historically,
this land was farmland and distinctly more open in character.

Figure A3. Principal areas of woodland/hedges (green infrastructure) within the Landscape and Visual
Assessment study area.

2.5

Field work undertaken for the Landscape and Visual Assessment confirms that the landscape of
the site and adjoining land is not open in character (as described for Undulating Lowland
Farmland) but, conversely, is predominantly of an enclosed nature, due to the extent of local green
infrastructure and in particular, the presence of woodland shelter belts and vegetation along Dean
Brook. See Figure A3. These landscape elements limit the extent of intervisibility between the
Application Site and adjoining land and contain the predicted Zone of Theoretical Visibility (ZTV)
for the development to within 300m of the site.

2.6

The proposed development would result in the loss of 8 individual trees and 7 tree groups.
The affected trees generally comprise plantation species such as poplar and conifer but also
include birch and willow located within the rear garden of Dean Farm. The loss of this
vegetation would result in a slight reduction in the extent of green infrastructure within the
central part of the site. However, this would not significantly alter the nature of local views or
the overriding perception of enclosure of the landscape. Any perceived change in the extent of
enclosure (or openness) due to tree felling would be barely perceptible in the wider
landscape due to the retention of woodland and hedges around the margins of the Application
Site and additional green infrastructure on adjoining land. Indeed, the Landscape and Visual
Assessment confirms that there is no potential for visual change in the landscape beyond 300m
(the extent of the ZTV), even in winter views.

2.7

In summary, the Application Site falls within local landscape character area Undulating
Lowland Farmland, Area 5h Goosnargh – Whittingham which is described as relatively open and
intensively farmed with much hedgerow loss and few trees or woodlands. This description is
somewhat in conflict with the description for the same landscape character area in the Landscape
Strategy for Lancashire which lists key environmental factors such as wooded river corridors, mixed
woodland, hedges and hedgerow trees. The development would have a minor change on green
infrastructure on the Application Site but this would be partially mitigated by proposed planting.
Table 7 in the Landscape and Visual Assessment states that there would be no perceived
change in the sense of enclosure/openness across the Application Site. Table 8 in
the
Landscape and Visual Assessment assesses the effect on the landscape character area
(Undulating Lowland Farmland, Area 5h Goosnargh – Whittingham) as minor and states;
The change in the visual character of the site is unlikely to have a significant effect on the character
of the wider landscape due to screening around the site, the limited visual envelope generated by
the development and the nature and character of local views within the settlement.

2.8

It would be reasonable to conclude from the above analysis that the proposed development
would have no significant effect on the openness of the countryside in this location (in terms of
landscape character) and would not be in conflict with Policy EN4 insofar as it seeks to protect
the openness of the countryside in relation to landscape character.

3.0

The quality, identity and distinctiveness of settlement and the effect of the development.

3.1

Paragraphs 4.13 to 4.17 in the Landscape and Visual Assessment summarise the historical
background for the site and the settlement of Broughton. The key points are;
•

Until the 1950s, land in the study area was predominantly rural farmland with a small
number of large farmsteads to the north and south of Whittingham Lane and scattered
residential properties located off this highway.

•

Before the early part of the C20th, Broughton was focused on the estate around Broughton
House and Broughton Park with a separate cluster of properties at the junction of
Whittingham Road/Garstang Road.

•

Expansion in the interwar years produced linear housing development along Whittingham
Lane

•

Development in the 1950s/1960s, altered the settlement pattern to a more random/
dispersed layout with small cul-de sacs and infill development gradually merging to form a
continuous, rectilinear block of settlement.

•

Since 2000 there has been a gradual expansion of residential land in the eastern part of
Broughton, south of Whittingham Lane. Land under construction and land with planning
approval for residential use, will significantly enlarge the settlement beyond the limits
defined in the local plan. This development has altered the previous landscape/settlement
pattern and will continue to change the pattern as more approved development is
constructed.

3.2

The Application Site lies approximately 75m east of the settlement limit identified in Preston Local
Plan. It also lies outside the boundary of the adopted Broughton Neighbourhood Development
Plan. However, these boundaries do not reflect changes in the settlement limit resulting from
residential/commercial development under construction or land with planning approval for
residential/commercial use. These sites are illustrated in Figure A4 below. It is clear from Figure
A4 that this part of the village is undergoing expansion beyond the existing settlement limits
and this growth is inevitably altering the existing settlement/landscape pattern. When all approved
development is complete, the development on the Application Site would merge with surrounding
urban land use on the eastern settlement edge and form a well-integrated extension to the
village, contained by the tree belt along Dean Brook. This watercourse and associated vegetation
form a distinctive feature in the landscape. The vegetation marks the eastern gateway into the
village and is an important feature of the landscape setting, clearly visible from Whittingham
Lane and local public footpaths.

3.3

The vision for Broughton, set out in the Broughton Neighbourhood Development Plan, includes
the following objective;
A revitalised village which has retained its rural setting, and distinct physical identity from Preston
Urban Area through stringent control of development within Open Countryside areas, and
maintenance of extensive areas of separation between it, Preston Urban Area to the south and
Barton to the North.

3.4

Under the heading Natural Environment, paragraph 7.1.3 in the Broughton Neighbourhood
Development Plan states;
There are no large areas of woodland within the plan area. However, the edges of the defined
Broughton village settlement and many roads and lanes through the area are well wooded,
screening the influence of any other built development on the surrounding rural landscape. Mature
trees within hedgerows and watercourses create a sense of enclosure to fields and mature trees
individually and in groups are also common in the rural landscape.

3.5

Under the heading Consultation and Objectives, paragraph 7.3.2 in the Broughton
Neighbourhood Development Plan states;
RURAL SETTING To retain Broughton Village’s rural setting and enhance its identity as a distinct
settlement and community physically separate from Preston’s Urban Area.
DEVELOPMENT To ensure that any new development is of an appropriate, nature, location, scale
and design, and in the case of Broughton Village is in keeping with and does not undermine the
character, rural setting and environmental quality of the village (including through the impact of
associated vehicle traffic).
ENVIRONMENT & HERITAGE To realise the potential created by provision of the bypass to secure
improvements to the quality of both the natural and built environment; ensuring that heritage assets
(designated and non- designated) are identified, conserved and enhanced
OPEN COUNTRYSIDE To safeguard and enhance the special character and identity of the open
countryside areas

3.6

Under the heading Visual Impact of New Development, paragraph 7.4.5 in the Broughton
Neighbourhood Development Plan states;
…..Where housing can be seen from outside the village this is in most instances softened and
greened by trees and hedgerows, contributing greatly to the quality of the landscape and rural
environment. It is important that any small-scale housing developments on the edge of or outside
the current settlement boundary do not undermine this.

3.7

Paragraph 7.4.5 in the Broughton Neighbourhood Development Plan refers to the Broughton
in Amounderness Heritage and Character Assessment prepared by AECOM (2016). This
document contains the following summary descriptions;
Positive Aspects of Character

3.8

•

The survival of historic buildings and structures, which provide a reference to the
historical development of the area;

•

Verdant character created by mature trees lining roads and within private gardens;

•

Mature vegetation screening the urban influence of Broughton from the surrounding
rural landscape;

•

Open farmland surrounding Broughton which provides areas of separation between
urban areas;

•

Generally large, landscaped plots and mature street trees which contribute to the
green infrastructure of the area;

•

Enclosure provided by the quantity and maturity of hedgerows and hedgerow trees in
field boundaries and alongside roads enhances the rural character of the landscape;

•

The PRoW network that provides recreational opportunities across the landscape; and

•

Commonality in materials but differentiations between the architectural.

Given the proximity to the existing Broughton edge (and the inevitable change in urban form
due to development already approved) it is reasonable to assess the development in terms of
potential effects on Broughton village insofar as it may impact on the quality, identity and
distinctiveness of the settlement, described under Policy EN4. Table A4 summaries potential
effects on key characteristics using criteria highlighted in the Broughton Neighbourhood
Development Plan.

Figure A4. Development and boundaries in relation to the Application Site.

Table TA1. Assessment of potential effects on settlement quality, identify and distinctiveness in relation
to the village of Broughton.
Settlement feature
Settlement limit

Effect of proposed
development
The
development
is
located
approximately
75m
east
of
the
settlement limit defined in
Preston Local Plan.

Notes
The defined settlement
limit
and
area
of
separation will inevitably
change due to approved
development
and
development
under
construction.
The
existing settlement limit
will shift south and
eastwards
following
construction on approved
sites.
The
proposed
development borders the
Oak Nursey commercial
site, under construction
immediately to the south.
The
proposed
development would not
extend the settlement
further east of this
development.

Residual effect
The Application Site would
border and merge with a
continuous belt of existing/
approved development to the
north, west and south. It
would be contained in the
landscape by vegetation on
Dean
Brook.
This
landscape/topographical,
marks the transition boundary
between open farmland and
settlement. The retention of
this feature results in no
perceived change in the
eastern
edge
of
the
settlement.
See
also
paragraphs 4.1 - 4.3 of this
Appendix

Settlement and landscape The
settlement
and
pattern
landscape pattern across
the Application Site would
inevitably change due to
the development but the
new urban pattern would
not be dissimilar to the
emerging urban pattern
generated by approved
development immediately
to the south and west of
the
Application
Site.
Approved development
will inevitably alter the
predominantly
linear
pattern
of
existing
housing off Whittingham
Lane.

The development would be
broadly of a similar pattern
and layout to approved
residential development in the
eastern part of the village.

Heritage

No effect.

Green infrastructure

No visual or physical
effect on the historic core
of the village or the setting
of listed buildings.
There would be a minor
change in the extent of
green infrastructure on
the site due to proposed
felling of garden trees and
small tree groups.

Effects would be partially
mitigated
by
proposed
planting, but minor effects
would be expected due to tree
felling and the change in
pattern
of
green
infrastructure.

Views

The visual envelope for
the development would
not exceed 300m from the
Application Site and there
would be no significant
visual effects on local
receptors.

The development would
not introduce elements in
the landscape which are
not already present in
views of the village or
surrounding landscape.
Open countryside/rural
The development would
setting
not affect areas of open,
managed farmland on the
village margins. The land
is part domestic garden,
menage arena, former
paddock and unmanaged
grassland.
Wooded settlement
There would be no
edge
change in the broad
character of the eastern
settlement edge defined
by the tree belt along
Dean Brook and other
belts of vegetation along
field boundaries, roads
and footpaths.
Settlement gap and Areas There would be no actual
of Separation
or perceived reduction in
the
settlement
gap
between Broughton and
Preston Urban Area to the
south and Barton to the
North taking account of
approved development or
development
under
construction.
There would be no
change in the perceived
or actual gap between
Broughton
and
the
nearest hamlet to the
east,on
Whittingham
Road due the retention of
vegetation
on
Dean
Brook and the retention of
open
views
across
farmland
within
the
existing gap.

3.9

No significant effect on the
nature of local views or views
from principal access routes
into the village.

There would be no loss of
open farmland. The change in
land use would be barely
perceptible within the wider
landscape due to screening
and would have a barely
perceptible effect on the
setting of the village.
No significant change

See paragraphs 4.1 - 4.3
of this Appendix

The development would have
no material affect on the
objectives of the Area of
Separation and would not
result in the visual or physical
coalescence of settlement or
generate any intervisibility of
settlement.
This
assessment
takes
account of inevitable changes
to the Area of Separation and
settlement limit due to
approved development and
development
under
construction in the eastern
part of the village

Based on analysis of potential effects on the vision, key characteristics and objectives for the
village of Broughton (described in the Broughton Neighbourhood Development Plan and other
relevant documents) it would be reasonable to conclude that the development would have no
significant effect on settlement quality, identify and distinctiveness. Furthermore, any effects
beyond 300m from the Application Site (the maximum extent of predicted visual effects) would be
barely perceptible within the village and the wider countryside. The development would not be in
conflict with the stated vision and objectives set out in the Broughton Neighbourhood
Development Plan.

4.0

The effectiveness of the gap (Area of Separation) in maintaining settlement separation and
the effect of the development.

4.1

The Planning Officer’s Report to the Planning Committee on 7th January 2021 states;
The application site does not directly adjoin the eastern edge of the Broughton settlement boundary
which is located approximately 75m west of the site access and approximately 105m west of plot 1
on the indicative layout plan. Whilst the final layout would be a matter for a reversed matters
application the layout of the site would prevent a dwelling being closer than indicative plot 1. The
proposed site is located to the rear of Dean Farm which fronts Whittingham Lane on the east side
of Pudding Pie Nook Lane. The next nearest settlement to the south of Broughton is the urban area
of Preston, beyond the motorways and approximately 1.1km south of the site. The nearest
settlement to the east of the site is Goosnargh, which is around 1.9km north east of Broughton. The
Area of Separation runs between these two settlements, and also southerly and easterly of these
settlements. The full extent of the AoS runs around 6km from the eastern side of the M6 towards
the settlement of Longridge.
The application site is located within the very western extent of the AoS east of the village of
Broughton. The proposal would be within the existing gap between the settlements of Broughton
and Goosnargh, leaving a distance of approximately 1.7km between the application site and the
settlement of Goosnargh at the closest point. The proposal would not result in the physical merger
of the two settlements as there would be no point at which, as a result of the development, the gap
would be closed, although it would be reduced by approximately 200m.
The site is located to the rear of Dean Farm with open countryside directly to the south and a
distribution centre 80m to the south. A gap also exists to the west of the M6 and south of the M55
separating the Broughton Settlement and urban area of Preston. The effectiveness of the AoS gaps
would therefore be maintained. It is therefore considered that the proposal would not cause harm
to the effectiveness of the AoS and would not conflict with the above policies.

4.2

4.3

The above analysis is considered a reasonable assessment of the effect on the gap between
settlement noting the following matters;
•

The defined eastern edge of the settlement will inevitably shift eastward due to the
construction of approved development. This, inevitably, will have a material effect on the
boundary of the Area of Separation. When all approved development is constructed, the
Application Site would adjoin developed land in all directions except to the east. There
would be no perceived gap between the Application Site and other properties. In other
words, it would be contained within the broad settlement area and would form part of the
eastern limit of Broughton, comprising Dean Farm and commercial property on the former
Oak Nurseries site to the south. This is acknowledged by the planning officer when
addressing the effects on the settlement gap due to the proposed development in the
Planning Officer’s Report to the Planning Committee on 7th January 2021.

•

When all approved development is constructed, there would be an unbroken belt of
development from the existing defined settlement edge to Dean Brook. There would be
no reduction in the gap between settlement (between Broughton and Preston Urban Area
and Goosnargh) due to development on the Application Site.

•

There would be no reduction in the perceived gap between Broughton and the nearest
hamlets off Whittingham Lane between Short Lane and Slater’s Farm/Laurel Farm as
there would be no development east of the tree belt along Dean Brook and no effect on
open views (which define the visual gap) across the brook valley. See Figure A5 below
and the Google Street View image on Figure A6.

There is agreement with the planning officer’s report to the Planning Committee of 7th January
2021 that the proposed development would not cause harm to the effectiveness of the Area of
Separation in maintaining separation between settlements. The proposed development would not
result in the merging of settlements. There would be no visual coalescence or increased
intervisibility (between settlements) due to the proposed development and no reduction in visual
separation.

Figure A5. Analysis of the visual effects of approved development and development on the Application
Site.

Figure A5. Google Street View image taken from Whittingham Lane at Short Lane, east of Broughton.

5.0

Conclusion

5.1

There is agreement with the planning officer’s report to the Planning Committee of 7th January
2021 that the proposed development would not cause harm to the effectiveness of the Area of
Separation in maintaining separation between settlement. Additionally, this Addendum has
considered the effect of the proposed development on the quality, identity, and distinctiveness of
the village of Broughton and identified no significant effects. Indeed, analysis in the Landscape and
Visual Assessment confirms that the proposed development would have only localised visual
effects, not exceeding 300m from the Application Site. Generally, the development would be
barely perceptible in views within and towards the village. There would be a minor change in
the extent of green infrastructure across the site but the tree belt along Dean Brook would be
unaffected. This landscape/topographical feature is the most significant landscape element
around the eastern edge of the village. It maintains visual separation and defines the edge of a
small gap of open countryside to the east of the village. As a result, there would be no significant
change in the countryside setting of the eastern part of the village due to the proposed development.
The development would not affect areas of open, managed farmland on the village margins. The
land is part domestic garden, menage arena, former paddock and unmanaged grassland and is
contained by a strong woodland belt along Dean Brook which separates the site from open farmland
(countryside) to the east. When complete, the proposed development would merge with new built
development on adjoining land and sit within the existing landscape framework (Dean Brook) which
marks the perceived edge of the settlement.

5.2

Based on the above analysis it would be reasonable to conclude that the proposed development
would cause no harm to the Area of Separation in terms of the objectives of the gap between
settlements or settlement quality, identity and distinctiveness. Therefore, the development would
not be in conflict with Policy EN4. Furthermore, the proposed development would not be in
conflict with the stated vision and objectives set out in the Broughton Neighbourhood
Development Plan.
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