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Planning Application 21/02076/FP 

Residential development comprising erection of 23 dwellings (including affordable housing) and 

associated parking, landscaping, open space and ancillary works with access off Castlefield.  

Thank you for the opportunity to comment on the above application. The extension of time is also welcome given 

the number of concerns raised by Trust Members and residents alike. Most of the concerns are directly related to 

the submission documents however we have used this opportunity to raise several other matters (perhaps not 

deemed material planning considerations) that we feel should be pointed out for acknowledgement, if not for formal 

consideration as part of the determination process. 

The development, whilst registered as a major application in terms of the size of the site, is perhaps not as large as 

some of the other applications that come through the planning department, however this is a major application for 

Preston and one that we believe will have a significant impact on the existing and future residents. As a result, we 

are keen to make sure we can assist with the progress of this application in the best way possible and for the highest 

greatest good of all involved. 

It is understood that this site has been earmarked for development for some time and its development was always 

inevitable. With the Council’s current 5-year land supply position (at only 2.2 years) we are also very aware of the 

Council’s housing need. For sites like this, where the principle of development is generally sound (subject to other 

policy criteria), developers are always going to push for more dwellings, however this should not be to the detriment 

of the existing village character and its residents. We strongly believe the proposed scheme of 23 dwellings on this 

site is excessive and the scheme is not fit for purpose as submitted.  

The Preston Parish Neighbourhood Plan (PPNP) carries the most weight at present in the determination of this 

application, adopted April 2020 it is the most complete and up to date policy document. The emerging Local Plan 

(EMP) 2011-2031 remains unadopted although it carries significant weight given its stage in the submission process. 

The 1996 Saved Local Plan (SLP) is still being used to determine planning applications, but we are all aware how 

out-of-date this document is. 

The Preston Trust is a Registered Charity (number 802988) 
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The stance we have taken in reviewing this application is to firstly consider it against the specific allocation policy for 

this site (PR1). We have then filtered through the application submission to address each material consideration the 

Trust believes needs to be further addressed.  

We understand the pre-application process is confidential, therefore this is the first time we have seen this response 

from the council. It is noted that the pre-app response is the informal view of the officer at the time of writing and 

does not confirm acceptance of the scheme by the Local Planning Authority.  

We hope the following matters will be considered and should there be any need for clarification feel free to contact 

us directly.   

Statement of Community Involvement 

The applicants have gone some way to involve as many people as possible as part of the consultation process for 

this application. However, we wanted to clarify for the purposes of the application that whilst a timeline of 

consultation has been submitted it is not considered to be entirely accurate.   

Of the properties notified it still isn’t clear which 280 properties were notified on the 3rd or 17th June.  Many residents 

advise they were not notified and knew nothing about the social media campaign launch. It is also not considered to 

be a true reflection of local involvement or knowledge just because the site was visited a certain number of times. 

The information was open to anyone who wanted to view it in a public capacity.   

Additionally, the questionnaire provided with the social media pack was not considered to be particularly relevant 

to this application. The questions were slightly skewed into supporting the principle of development without much 

detail of the specifics. A copy of the questionnaire is included as part of the SCI. Most Preston residents are aware 

of the allocation policy for this site as it has been part of Local Plan policy for some time, many of whom are accepting 

of the right development on this site. However, the questionnaire failed to specify between the ‘principle of 

development’ and the ‘proposed development’.    
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Allocation Policy PR1  

Preston is designated as a Category A village where general development will be allowed within the defined 

settlement boundaries. Below is the relevant extract from the EMP 2011-2031. 

 

The key points in this allocation are the impact of the development on the following matters (an additional bullet 

point has been added under the Main Modifications documents to include the retention of hedgerow along 

Butchers Lane):   

• Wain Wood SSSI 

• Preston Conservation Area and adjacent Listed Buildings 

• Retention of hedgerow boundary along Butchers Lane 

• Detailed drainage strategy for delivery of the development 

Notwithstanding the number of units detailed in the allocation policy it is noted from the pre-application response 

that the number of units is potentially open for negotiation, subject to the impact the development would have on 

the above factors and other relevant policy criteria. The site area comprises approximately 1ha of land (1.07ha) and 

the application proposing 23 dwellings equates to 23 dwellings per hectare. In the Preferred Options 2014 document 

this site was considered for development for an estimated 20 dwellings, the current policy reads 21 and the current 

application proposes 23.  

It is not entirely clear when the concerns about drainage of the site became apparent but given the wording of Policy 

PR1 it is assumed it was some time ago.     
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The applicants have submitted a Preliminary Ecological Appraisal to address the overall development impact on 

ecology. The feedback from this appraisal, specifically in relation to the SSSI is to include an appropriately worded 

condition that would require the following:  

• Public open space to be provided within the boundaries of the proposed development site 

• Creation of linkages to existing path networks bounding site to the south and wider village and  

• Installation of additional appropriate interpretation and signage both on site and within the SSSI to guide 

visitors 

In short, the Trust do not believe a condition is sufficient, but this is covered more under the Ecology subheading.  

Whilst the applicants have looked at creating on site linkages, and the potential for additional signage is relatively 

easy to address, Trust members are concerned about the onsite open space. As part of the submission the proposed 

drainage strategy (required by PR1) and open space (recommended in the Ecological assessment to overcome the 

impact on WW SSSI as part of PR1), both of which are supported as part of the ongoing development of the site is 

combined, thus significantly reducing the developable area. It is our opinion that the density of housing on this land 

should, at least, reflect the reduction of this space. The area utilized for open space and drainage is needed for the 

site to fully operate and addresses the requirements of the relevant policies. The overall scale and density of the 

proposed development is not like any other area in the village and whilst we are open to new, modern approaches 

this scheme appears to be cramming dwellings into a far smaller area than was originally considered when this site 

came up as a development option.   

As a result, the proposed layout is considered to have an adverse impact on the character and appearance of this 

part of the village. The proximity of the dwellings to one another is tight and the communal parking areas sit very 

close to the shared boundaries of the site. Just looking at the site context plan, it appears cramped and overdeveloped 

in comparison to the surrounding and existing context. The Preston Trust want officers to seriously review this as 

part of the determination process as it appears the dwelling numbers have crept up, but the developable site area 

has reduced. As per the Councils Design Guide, design is viewed as particularly important in ensuring the efficient 

use of land. The quality of the environment should not be compromised, and the local character should be 

respected.  

In terms of the recently added bullet point for this policy the retention of the boundary along Butchers Lane is 

demonstrated in the submission documents, however it has been raised by Members that the application could better 

meet ecology and biodiversity requirements, again detailed further under the Ecology subheading.   
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Material Considerations  

These have been broken down under the following headings and are hopefully reflective of how they would be 

considered by NHDC.    

Principle of development and planning balance 

The development of the site in principle is accepted by the Preston Trust, although as detailed above the number of 

dwellings combined with the reduced size of the site is questioned and found to be unacceptable. The impact of 

these factors has a knock-on impact to how the proposal has been designed, how the layout sits with the existing 

village context, and this should be reconsidered. The surrounding density is more akin to around 20 dph and when 

the proposed development is pushed into three corners of the plot it accentuates the complexities of the site and 

demonstrates the need for a more thoughtful layout and fewer buildings overall.   

The principle of the development has been agreed by way of the allocation policy; however the number of dwellings, 

design, layout, scale and appearance of the development is still open for discussion.   

Impact on Heritage Assets  

The site is located outside of the designated Conservation Area, however the site does sit within proximity of it and 

several Listed Buildings. Whilst the development may be seen as having several public benefits the development 

raises some concern with regard to the villages Heritage Assets. The application is submitted with a Heritage 

Statement, and it is acknowledged within this document under paragraph 2.3 that the site is ‘co-visible with the 

Conservation Area’ and that there is potential for the proposed development to affect the character and appearance 

of its setting. The assessment goes on to advise that the site has limited heritage input however, Paragraph 4.26 

suggests that ‘provided the new development within the site retains some degree of openness, permeability and the 

verdant green edges to the roadside boundary and historic properties to the northwest, the setting of the 

conservation area is unlikely to be affected’. It is also noted that the general character and appearance of this part of 

the setting of the listed buildings and conservation area would be changed from rural to suburban / semi-rural. The 

use of sympathetic materials, complementary forms and orientation of the housing layout will help ensure that any 

change is sympathetic to the prevailing character and appearance of the locality but these should be secondary to 

the wider site context.  

Given the concerns raised regarding density, location, proximity of the dwellings and the lack of landscaping on the 

boundaries of the site, Members fear the impact on the villages Heritage Assets are far greater than 

anticipated/submitted. When standing on Back Lane looking north towards the application site, the Listed Buildings 

and wider village, the roofscape of the new dwellings will be quite prevalent within the wider existing street scape. 

It is accepted that the development will create change within the village, the Trust are not averse to this, but we are 

keen to ensure the scheme best fits the policy requirements we have in place. The closeness of the dwellings, 

particularly along the northern boundary will form an almost solid roofscape when looking onto the site. This does 

not sit well with Members and must be reconsidered.   
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Design and layout  

Some Members are generally content with the proposed dwelling types being suggested. The local vernacular has a 

varied material and design palette and whilst there are some beautiful historic properties in the village it is not 

expected that the new dwellings will take on a pastiche version of those already built. Additionally, there are some 

less attractive properties, albeit of their time, which are also not being replicated. The proposed dwellings are 

conventional in their approach. The scheme comprises generally standard two storey properties with varying roof 

pitches and material palettes. Whilst not groundbreaking in design the proposed properties do offer a relatively 

neutral visual impact in terms of design and materials. Details of elevations, plans and materials are all listed for 

review as part of the application pack and none of the house designs are overly unique or standout. This poses two 

outcomes, a housing development that provides an ‘off the peg’ approach or a missed opportunity. 

Members are keen for this site to benefit from good design and are of the view the layout could be significantly 

improved. The aim is to ensure the development assimilates well with its surroundings and this could be better 

achieved by revisiting the spacing between the dwellings, retaining the openness of the site, using orientation as a 

feature, and providing stronger boundary planting and landscaping across the site. Dual aspect design could add detail 

to blank corners (such as on plot 4) and the affordable housing units could be better integrated into the design rather 

than squashed in the corners of the site.  

The ‘neighbour to neighbour’ relationship in places is not overly friendly. Of particular concern is the small amenity 

space provided with most of the dwellings. With such limited scope to independently extend in the future it is 

requested that should this scheme be approved the potential to extend or add roof space accommodation is 

prohibited to prevent potential overlooking and loss of privacy but more importantly to protect further harm to the 

visual character and appearance of the roof scape.  

At present the site layout offers very little scope for manoeuvrability and this is due to the high number of dwellings 

proposed on the site. Design and layout could be significantly improved if the number of dwellings on site were 

reduced. There is no comprehensive character to the scheme and it is not clear how the layout relates to the 

landform. This development does not have a strong sense of place; the built form and open space are not integrated; 

and it does not respond positively to its village location. This is not the best scheme for this site and should be 

reviewed using a landscape-led approach.   

Landscaping  

The proposed landscaping on the site is considered to need more attention. The site is bound by trees, if not on the 

site, then in very close proximity. Trees on the periphery of the site should be retained and afforded significant 

protection. Particularly along the footpath from Butchers Lane to Chequers Lane the root protection zones of these 

mature trees are likely to spread into the application site. Additionally, some planting has already taken place on the 

site with not much of a chance to become established. It is noted that some of this may be planted too close together 

and fail. However, there is not considered to be much evidence in the way of additional planting, particularly on the 

boundaries of the site. This should be explored more, and the boundaries enhanced where possible as part of the 

sites ongoing biodiversity gain.   
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The undeveloped area, which is to be used for drainage and referred to as a wildflower meadow is also hugely 

uninspiring. The soil preparation involved in wildflower meadow planting can take time and effort and with only a 5 

year maintenance plan Members are concerned this will just become a large overgrown unusable (except for 

drainage) space. The landscaping to the front of the properties and around the built-up area also seems like an 

afterthought. The soft landscaping proposed as part of this scheme comes across as hard, more urban in nature and 

simply a nod to having ‘soft planting’.    

Open space  

As previously mentioned, the proposed open space is to be integrated with the sustainable drainage on site. Who is 

responsible for the management of the drainage area and who is responsible for the open space area? It is 

commonplace to include a condition requiring approximately 5 years of maintenance however Members are keen to 

know who would be responsible for this space after this time. The Soft Landscape Specification and Management 

Plan does not advise beyond this timeframe. The Trust is of the opinion that part of the planning consent should be 

the applicant’s agreement to take responsibility in perpetuity. 

The open space does not relate well to the development in any way and the ongoing maintenance of it is a concern. 

If this space is to stay for the purposes of the development Members are keen to see this space better integrated 

into the development. Given that this space has been used informally by many over the years, more green space 

permeability is advised. The reduction in dwelling numbers would assist with this.   

Highways 

It is noted that the LHA have not raised any objections to the access to the site and have even gone so far as to 

request a financial contribution for the scheme, should it be approved. It is hugely disappointing that this development 

is accessed from an already tight arrangement. It is understood that while highway dimensions and data collected, as 

part of the Transport Statement, may be adequate on paper to satisfy the Local Highway Authority, the potential for 

accidents because of the increase in traffic, construction traffic and/or pedestrian access into this stretch of road 

seems to have bypassed most. Two traffic surveys have been carried out for this site, one of which is to better reflect 

the lockdown period, in which the first was taken.   

Of course, a reduction of dwellings on site would help with this, but importantly the scheme aims to connect existing 

and proposed footpaths to increase permeability across the site. However as is already apparent there are limited 

footpaths in the wider village and no street lighting either (which is fiercely opposed to). The lack of forethought in 

increasing the numbers of properties on site is likely to result in more than just an inconvenience for users of the 

vehicular highway network.   

Most of the roads in Preston are of a rural nature with no footpaths, no lighting and bound on either side by low 

walls or high hedges. Most local residents will be familiar with them but visitors to the village such as delivery drivers 

(which are used extensively now as a result of Covid) are likely to have difficulty manoeuvering in and out of the 

application site access.   

How can this be improved other than via a reduction in dwelling numbers?  
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Parking provision 

The application appears to have met the requirement for parking provision, albeit in places that are not wholly 

supported given the on-plot arrangements. For Trust members this is namely detailed where the communal parking 

provision is located for the ‘affordable dwelling’ units. This could be better thought out and ideally not squeezed into 

the corners of the development where there is limited space and landscaping. It is also apparent that whilst meeting 

the policy requirements it is at the cost of onsite space in general. Again, a matter that can be addressed with the 

reduction of dwelling numbers.   

Ecology and Biodiversity 

The site as it exists is a hive of activity for biodiversity. It is surrounded by mature trees, hedgerow, and neighbouring 

wildlife corridors. The site is covered in long grass, shrubs and natural cover for ground dwellers; an area of activity 

that has thrived untouched for many years. It is a short distance away from the SSSI Wain Wood and part of the 

allocation policy requirement is to make sure any residential development on this site considers the existing 

biodiversity, its surrounding biodiversity and provides a net gain in biodiversity. Based on what has been submitted 

Members consider the application to be seriously lacking in this area.   

As well as the allocation policy PR1 and the Neighbourhood Plan, the saved Policy N14 and the proposed 

Modifications May 2021 for the ELP Policies (SP12, NEx and supporting text, NE1 and NE5) all refer to the 

requirement to protect, enhance and manage biodiversity, including wildlife corridors, ancient woodlands and 

hedgerows, wetland and riverine habitats, local geological sites, protected species, priority species and habitats, and 

non-designated sites of ecological value and seek opportunities for ensure measurable net gains for biodiversity; and 

to consider and respect landscape character and locally sensitive features…  

The policy reads as follows, and whilst not formally adopted, carries significant weight:   

Planning permission will only be granted for development proposals that appropriately protect, enhance and manage 

biodiversity in accordance with the hierarchy and status of designations and features listed in policy SP12.  

All development should deliver measurable net gains for biodiversity and geodiversity, contribute to ecological networks and 

the water environment, and/or restore degraded or isolated habitats where possible. Applicants should, having regard to the 

status of any affected site(s) or feature(s):  

a. submit an ecological survey that is commensurate to the scale and location of the development and the likely impact on 

biodiversity, the legal protection or other status of the site;  

b. demonstrate that adverse effects can be avoided and / or satisfactorily minimised having regard to the hierarchy of protection 

below:  

i. locating on an alternative site with a less harmful impact;  

ii. providing adequate mitigation measures; or iii. as a last resort compensated for.  
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The acceptability of approach(es) to avoidance, mitigation and compensation For effectiveness & consistency with national 

policy in response to the Inspector’s August 2019 letter (paragraph 14) and following the Matter 28 hearing 43 Ref. Page 

(LP1) Policy / Paragraph Modification Reason / source for Further Modification will be commensurate with the status of the 

asset(s) likely to be affected by the application; Compensation is unlikely to be an appropriate solution for proposals affecting 

nationally or internationally designated sites other than in the most exceptional circumstances.  

c. Include appropriate measures to manage construction impacts by demonstrating how existing wildlife habitats supporting 

protected or priority species will be retained, safeguarded and managed during construction;  

d. Integrate appropriate buffers of complimentary habitat for designated sites and other connective features, wildlife habitats, 

priority habitats and species into the ecological mitigation and design. The appropriateness of any buffers will be considered 

having regard to the status of the relevant habitat. 12 metres of complimentary habitat should be provided 

around wildlife sites (locally designated sites and above), trees and hedgerows. It may be necessary to 

exceed this distance for fragile habitats such as ancient woodland or to provide appropriate root protection 

for mature trees; and  

e. provide a long-term management and monitoring plan including mitigation measures as necessary. Local Geological Sites 

are ratified by the Herts & Middlesex Wildlife Trust (HMWT) and are afforded the same protection as Local Wildlife Sites. 

In relation to part d of this policy, it would be hugely beneficial, especially given the sensitivity of the site and the 

neighbouring SSSI, that the proposed landscaping and biodiversity impact is reconsidered and considerably improved. 

The required 12m buffer is not apparent in the proposals and given the sensitivity of the site (and the policy 

requirement) Trust Members are insistent that it will be included as well as should be. 

The benefit of the inclusion of these buffers will be tenfold. Including, it will encourage residents to use the new 

informal open space more (thus reducing footfall through the SSSI Wain Wood), it will retain and enhance the 

existing boundaries of the site and have a positive impact on biodiversity as a whole for the site and its surroundings.   

The way in which the proposed development is crammed onto the site, with what is considered to be, very little 

forethought to what impact the development will have on existing biodiversity and minimal net gain overall, simply 

cannot be supported. Members also want it noted that the existing signage for Wain Wood is perfectly adequate 

and the inclusion of more signs to assist in the mitigation of the development is unnecessary and an unacceptable 

solution for its ongoing protection.   

Foul and Surface water drainage  

Members question why in the applicant’s plan - E20-064-1006 Combined Services Layout (964 KB) it states that 

Anglian Water Ltd will be supplying waste water services and yet in reply to their request for a consultation 

submission Anglian Water responded “ Thank you for your consultation. Having reviewed the development, it falls 

out of our Statutory sewage boundary. We therefore have no comments” 

Thames Water Ltd’s statement that there is no history of flooding or sewage issues, combined with the plans’ 

attestation that the existing gravity sewerage system will cope with the further 23 dwellings proposed are refuted 

by residents, who have experienced problems with foul and surface water drainage. 

javascript:__doPostBack('DataList1$ctl39$LinkButton1','')


The Preston Trust 

 

 Page 10 

 

The present sewerage system needs not only to be greatly improved for the benefit of existing residents but also so 

that the arrival of new residents doesn’t exacerbate the problem for everyone. A complete and thorough 

investigation of the sewerage system needs to be carried out and if deemed necessary, a new installation should be 

a prerequisite of the planning consent. 

Many residents of Butchers Lane, Castlefield and Chequers Lane have significant problems with water pressure. 

Additional dwellings will exacerbate this, already unacceptable, issue and measures need to be taken to improve 

the system. 

Climate change  

The NPPF supports the transition to a low carbon future and the increased use of renewable energy sources. North 

Hertfordshire District Council has declared itself a Climate Emergency authority and its recently adopted Council 

Plan (2020 – 2025) seeks to achieve a Council target of net zero carbon emissions by 2030 and protect the natural 

and built environment through its planning policies. The development does not demonstrate that it would be low 

carbon or carbon neutral, although the Energy Statement submitted with the application makes some effort to 

address the climate challenge through high thermal builds, Air source heat pumps, water saving measures and an 

overall betterment of 37.6% in Dwelling Emission Rates than the Part L1A 2013 baseline requirement.   

ELP Policy D1 seeks to reduce energy consumption and waste. To assist in achieving these aims, Electric Vehicle 

Charging points are proposed to be installed on each of the proposed new dwellings. It is essential, as part of the 

policy requirements in the PPNP that all dwellings will be installed with EV Charging points in accordance with HD5 

of the PPNP and Policies EH3, EH7 and EH8 that are interlinked with policy HD5.   

Notwithstanding the above, installation of air source heat pumps for every property whilst all properties are located 

so close together, raises concerns by Members about the noise pollution from them on existing and proposed 

residents, as well as the potential problem this noise pollution could have on local wildlife.   

Whilst the Trust appreciates that ground source pumps are more expensive in installation and need more space, 

they are more efficient especially when most needed in winter months, and quieter than air source pumps. We 

request that serious consideration is given to using ground source pumps. Both air source and ground source pumps 

require a space of approx, 1 x 3 metres and to be situated at least 1 metre from the property boundary. Given the 

size of garden required to install a ground source pump, either horizontally or vertically, we deem that gardens will 

have to be larger, than presently planned, to incorporate the systems and therefore the number of dwellings will 

need to be decreased. 

Even with air source pumps larger areas, whether gardens or garages, would still be needed and support the need 

for fewer dwellings. 
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The impact of increased footfall and vehicle visitors 

There is only one option for vehicular access to this site and Members accept this. They also appreciate this site 

benefits from increased potential for footpaths and pedestrian permeability. Whilst one formalised footpath is 

proposed there is potential for another. However, given the changes to the way in which we live (due in part to 

Covid 19) people are having to adapt, it seems only reasonable (and we are aware that these potential changes are 

in their infancy) that development needs to meet these changes also.   

People are travelling less from their homes; more people are working from home and as a result more people are 

using their local amenities for leisure. People are making all types of purchases from convenience to comparison 

goods online and having them delivered, this involves more vehicles visiting the site throughout the day compared 

to the occupier coming and going daily and carrying out their shopping needs whilst out. Suddenly, occupier vehicular 

trips are less of a concern when the occupier rarely leaves the property but has 5 to 6 deliveries in a day. Multiply 

this by the proposed 23 dwellings, add in school commutes and those who cannot work from home and the vehicular 

movement is far greater than originally anticipated.   

The increased movement and dynamic change in that movement as a result of the recent Government requirements 

needs to be considered more in new development. The number of dwellings proposed will not only significantly 

increase the footfall of residents using the local amenities (in this case, including, Wain Wood, informal and formal 

open space, garden land) but also the increased coming and going of deliveries, the noise and movement associated 

with them and the ongoing safety of the existing and proposed residents.      

A reduction in the number of dwellings on the site would have a proportionate reduction in noise and traffic and 

their impact on existing and prospective residents.  

Street and dwelling lighting  

Preston has a strategy of no street lights and it is the consensus of Members that there never will be any. 

Many villagers have commented on “tranquility and dark skies” in part of their description of the local character of 

the village, which they do not want to change as it is one of the things they like about living in Preston. These feelings 

are in line with The PPNP policy EH5 -Tranquility and Dark Skies, which states: “Proposals for development should 

respect the tranquil character of the neighbourhood area. Proposals which would generate an unacceptable detrimental impact 

on its tranquility through noise, generated traffic or light pollution will not be supported.” and the Working Principle HERC9 

of the same document which states “In considering development involving potentially adverse lighting impacts to 

wildlife Preston Parish Council will expect surveys to identify movement corridors and ensure that these corridors 

are protected and enhanced.”  
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According to gov.uk’s Manual for Streets,  

“10.3.11: Lighting should be appropriate to the context. In some locations, such as rural villages, lighting may not have been 

provided elsewhere in the settlement and therefore it would be inappropriate in a new development.” 

“10.3.6: While lighting fulfils a number of important purposes in residential areas, care should be taken not to over-light, which 

can contribute unnecessarily to light pollution, neighbourhood nuisance and energy consumption.”  

Given the proposal of 23 dwellings in such close proximity to each other and to existing homes the development it can be 

accepted that they contribute unnecessarily to light pollution and neighbourhood nuisance. This can be mitigated by a significant 

reduction in the number of dwellings. 

The installation of street lighting would not only cause further unwarranted light pollution, but also be detrimental 

to wildlife in and around the development area, including in Wain Wood. On page 10 of the submitted Preliminary 

Ecological Survey it states “it is considered essential that use of a low impact lighting solution be employed during 

the construction and completed phase to avoid lighting the boundary features that provide potential foraging / 

commuting resource”. However, Members strongly believe low impact lighting is not acceptable in this development 

and that there should be no lighting at all. The proposed bollards for all the individual units will have a significant 

adverse impact on the area and will add to the detrimental impact on wildlife that domestic lighting from new 

dwellings will have. It is suggested that a condition restricting the installation of additional lighting and luminaire level 

should be in place for future property owners. 

Archaeology 

Policies are hugely supportive of conserving and enhancing the historic environment. Archaeology is only one 

element of that historic environment and is included from within the site Saved Policy docs, the ELP, the Proposed 

Scheme (still under examination) and a supporting SPD. The supporting documents include a Heritage Statement 

which, amongst other items, includes the following response: 

“In terms of archaeology, the Council’s Historic Environment Advisors do not consider that there is any need for a pre-

application archaeological assessment and that a planning condition is likely to be recommended requiring an 

archaeological evaluation (via trial trenching) prior to the commencement of the development.” 

Preston Trust Members take issue with the “a planning condition is likely to be recommended requiring an archaeological 

evaluation” as it is felt that an archaeological evaluation must be recommended. 

There is some evidence of an early Norman motte and bailey castle, on the site of what is now Castle Farm, only a 

short distance from Castlefield. In about 1095, Bernard de Balliol built Preston Castle; the exact site is unknown, but 

the name has lingered on, in some documents, in folklore, and is shown on many historical maps. The Balliols were 

Lords of the Manor of Hitchin, and had given land in 1147 to the Knights Templar at their new preceptory of Temple 

Dinsley. Members feel that it would be regrettable not to have an archaeological evaluation prior to any 

commencement of the development. 

Philip Wray’s website, ‘A History of Preston in Hertfordshire’ lists some articles by several historians, which mention 

this castle site. Philip has kindly given the Preston Trust permission to use extracts from his website. 
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1. RT Andrews, in the East Herts Archaeological Society Transactions, Vol.3, part 1, 1905: he postulates 

evidence of a ‘Romanised British way’ (ie. an upgraded Iron Age roadway) from Ermine Street near Ware to 

Hertford, and then on to Tewin, Knebworth, through Hitch Wood, to the site of Castle Farm, and down 

towards Offley Holes, west of Hitchin. 

2. Reginald Hine, in ‘Hitchin Worthies’, 1932, in his chapter on the life of Captain Robert Hinde, 1720-1786, of 

Hunsdon House (the former name of Castle Farm) mentions, on page 166, that during Hinde’s lifetime there 

‘parts of the keep, bastion and curtain walling’ were still to be seen. Hine, unfortunately, does not quote his 

evidence for writing this; no sketch, no plan nor document seem now to exist to verify this. This comment 

is complicated by Hinde remodelling the house, in the 1750’s, to resemble a castle, with turrets and 

embattlements, and renamimg it as ‘Preston Castle’. It was an extravagant 18th C. folly. 

3. Wentworth Huyshe in ‘The Royal Manor of Hitchin’ 1906, quotes that ‘in 1278, the Prior of Wymondley 

was in possession of the site of the castle of Preston at a yearly rent of 10/-‘. Unfortunately, Huyshe also 

does not quote the historical source for this evidence. 

4. Philip Wray has visited the present Castle Farm, and was told that a deep well of c. 300 feet still exists, now 

safely covered over; he suggests that this may be the original well of Preston Castle. But all settlements 

needed a water source to survive, before the piped supplies became available. 

Broadband/Telephone 

The Preston Parish Neighbourhood Plan specifically refers to Broadband and Mobile coverage in TC2 and it is high 

on the list of priorities for the village. This requirement is reiterated in the NPPF in Chapter 10 and again in the 

Councils SPD, all of which specifically support the inclusion of high-quality communication infrastructure.  

On page 25 of the PPNP, Under Community Rights - section 6.7 it states that” Supported by the Parish Council, a group 

of local residents successfully lobbied BT which resulted in the adoption of a new approach to rural broadband. We then 

partnered with them to obtain the first part community funded fibre broadband installation. The approach is now a core BT 

policy and in January 2017 over 100 rural communities were benefiting from this initiative.” However, unfortunately, many 

Members and residents are still affected by poor internet connectivity.  

The first meetings with BT took place in 2010. Fibre optic cable was run to the village and the additional equipment 

installed in the first half of 2012 to provide Fibre-to-the-cabinet broadband. The final copper link from the fibre cabinet 

to individual premises is via the existing analogue cabinet and copper wiring. The service went live in July 2012. 

A new box installed in July 2017 to replace the existing old copper one, which didn’t have enough capacity to provide 

a fibre optic service for the number of lines required, still doesn’t have enough capacity and there are areas within 

in the village where high speed broadband isn’t available. The addition of a further 23 dwellings can only exacerbate 

this problem, and as the proposed development site is a distance from the box new residents will be affected, along 

with existing ones. As, partially due to the Covid situation, more people are working and studying at home, (as well 

as spending more leisure time online) a reliable fast broadband connection is a necessity not a luxury. 

Recently a new phone mast was erected near the reservoir in Preston, which gave hope of a better mobile signal for 

residents. Depending on the users’ provider this is not the case, as not all providers are able or willing to use it. 

Members are concerned that more dwellings will have an impact on the ability for them to use mobile communication. 

It may be possible for the applicant to address these concerns in conference with mobile phone providers.  
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Conclusion 

It is considered that the proposed development has some fundamental problems, virtually all of which are issues and 

concerns raised that could be alleviated by a significant reduction in the number of proposed dwellings. The 

developable area has been reduced in size, but the potential density of houses is higher than ever previously 

discussed. The impact of this oversight will have devastating effects on the immediate surroundings as well as on the 

village as a whole.   

The harm this development will have on the village’s immediate and wider heritage assets have not been appropriately 

considered by the applicant and this may be just through lack of knowledge. The application site makes a positive 

contribution to the character and appearance of the wider Preston Conservation Area; and the lack of input would 

fail to satisfy the provisions of Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 and as 

supported by the aims of Section 16 of the NPPF and Policy HE1 of the North Hertfordshire Local Plan 2011 - 2031 

(Proposed Main Modifications November 2018) 

The biodiversity impact across the site due to the lack of attention to detail is too costly to ignore. Trees need 

protection, boundaries need increasing in depth and ongoing mitigation needs to better form part of the design 

process that also informs the layout. A lot more consideration also needs to go into the impact this development 

will have on the neighbouring Wain Wood.   

The development would have a detrimental effect on the rural character of Preston, resulting from the design and 

density of the development. The proposed development fails to recognise the intrinsic character and beauty of the 

site, its immediate surroundings and the surrounding countryside. As such the proposal would fail to comply with 

the North Hertfordshire District Local Plan No. 2 the North Hertfordshire Local Plan 2011 - 2031 (Proposed 

Main Modifications November 2018) and Sections 12 and 16 of the NPPF. 

It is with reference to all the above points that this application be refused. The Preston Trust do not support 

the application as submitted. 

We understand that re-consultation is part of regular practice when amendments to the scheme are carried out. 

However, we would like it on record that should any changes be made to the scheme Members would like to be 

notified and given the opportunity to comment. We are also aware that this application will be presented to Planning 

Committee when it is ready for determination, please keep us updated as to when this will be, so we are ready to 

respond accordingly.   

Kindest regards 

Saffron Loasby (Mrs) BA (Hons) TP PgDip TP 

Independent Planning Consultant for and on behalf of the Preston Trust. 
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