RIBBLE VALLEY BOROUGH COUNCIL

please ask for: OLWEN HEAP Council Offices
direct line: 01200 414408 Church Walk

ol h ibbl I K CLITHEROE

e-mail: olwen.heap@ribblevalley.gov.u Lancashire BB7 2RA

my ref: OH/EL

your ref: Switchboard: 01200 425111
_ Fax: 01200 414488
date: 29 November 2011 DX: Clitheroe 15157

www.ribblevalley.gov.uk

Dear Councillor

The next meeting of the PLANNING AND DEVELOPMENT COMMITTEE is at 6.30PM
on THURSDAY, 8 DECEMBER 2011 at the TOWN HALL, CHURCH STREET,
CLITHEROE.

| do hope you can be there.

Yours sincerely

CHIEF EXECUTIVE

To: Committee members (copy for information to all other members of the Council)
Directors
Press
Parish Councils (copy for information)

AGENDA

Part | — items of business to be discussed in public

1. Apologies for absence.

v 2. Minutes of the meeting held on 10 November 2011 — copy enclosed.
3. Declarations of Interest (if any).
4. Public Participation (if any).

DECISION ITEMS

5. References from Overview and Scrutiny Committee (if any).
v 6. Planning Applications — report of Director of Community Services — copy
enclosed.

Chief Executive: Marshal Scott CPFA
Directors: John Heap B.Eng. C. Eng. MICE, Jane Pearson CPFA



v 8
v 9
v 10.
v 11.

Non-Determination Appeal — 46 Higher Road, Longridge — report of
Director of Community Services — copy enclosed.

LDF Core Strategy — Outline Approach — report of Chief Executive —
copy enclosed.

LDF Key Statements and Development Management Policies —
Proposed changes — report of Chief Executive — copy enclosed.

LDF Evidence Base — Review of Essential Open Space Policy report of
Chief Executive — copy enclosed.

LDF Evidence Base — Employment Land Review — report of Chief
Executive — copy enclosed.

INFORMATION ITEMS

v 12.
v 13.
14.
15.

LDF Annual Monitoring Report — report of Chief Executive — copy
enclosed.

Statistics Report — July to September 2011 — report of Director of
Community Services — copy enclosed.

Appeals:
@) 3/2010/0959/P — Proposed agricultural workers dwelling
(temporary for 3 years) at land at Stubs Wood Farm, Rimington

Lane, Rimington — Appeal allowed with conditons.

Report of Representatives on Outside Bodies (if any).

Part Il - items of business not to be discussed in public

16.

Enterprise Zone — report of Chief Executive — copy enclosed.



INDEX OF APPLICATIONS BEING CONSIDERED
MEETING DATE 8 DECEMBER 2011

Application No: Page: | Officer: Recommendation: Site:
A | APPLICATIONS REFERRED BACK TO COMMITTEE FOR APPROPRIATE CONDITIONS:
| | | NONE |
B | APPLICATIONS WHICH THE DIRECTOR OF COMMUNITY SERVICES RECOMMENDS FOR
APPROVAL:
3/2011/0266/P & 1 RH AC 9 Castle Street
3/2011/0267/P Clitheroe
3/2011/0331/P 7 RH AC 9 Castle Street
Clitheroe
3/2011/0498/P 9 SW AC The Eaves, Pendleton Road
Wiswell
3/2011/0657/P 22 RH AC Radcliffe Farm Cottage
Lower Road, Longridge
3/2011/0695/P 25 Cs AC Land adjacent Mount Pleasant
Padiham Road, Sabden
3/2011/0703/P 31 GT AC 43 Hawthorne Place
Clitheroe
3/2011/0714/P 38 GT AC Junction of A59/A671
Accrington Road Roundabout
Wiswell
3/2011/0716/P 40 GT AC Junction of A59
Clitheroe By-Pass/A671
Whalley Road Roundabout
3/2011/0719/P 43 CS AC Land off Ribblesdale Avenue
Clitheroe
3/2011/0753/P 47 CSs AC Withgill Farm
Withgill Fold, Withgill
3/2011/0763/P 52 RH AC Deep Beauty Salon
76 Mitton Road, Whalley
3/2011/0775/P 54 RH AC Laneside Farm
Grindleton
3/2011/0832/P 56 RH AC 3 Warwick Drive
Clitheroe
3/2010/0937/P 57 Cs AC Carlinghurst Farm
Dutton
C | APPLICATIONS WHICH THE DIRECTOR OF COMMUNITY SERVICES RECOMMENDS FOR
REFUSAL:
] [ NONE |
D | APPLICATIONS UPON WHICH COMMITTEE DEFER THEIR APPROVAL SUBJECT TO WORK
DELEGATED TO DIRECTOR OF COMMUNITY SERVICES BEING SATISFACTORILY COMPLETED:
3/2011/0025/P 63 SW DEFER Land off Chatburn Old Road
Chatburn
3/2011/0129/P 80 GT DEFER Victoria Mill
Sabden
3/2011/0482/P 112 GT DEFER Brown Leaves Hotel
Longsight Road, Copster Green
E | APPLICATIONS IN ‘OTHER' CATEGORIES:
NONE
LEGEND
A Approved JM  John Macholc GT  Graeme Thorpe
AC Approved Conditionally SW  Sarah Westwood RH  Rachel Horton
R Refused CS Colin Sharpe CB  Claire Booth
M/A  Minded to Approve AD  Adrian Dowd




DECISION

RIBBLE VALLEY BOROUGH COUNCIL
REPORT TO PLANNING AND DEVELOPMENT COMMITTEE

Agenda Item No
meeting date: THURSDAY, 8 DECEMBER 2011

title: PLANNING APPLICATIONS
submitted by: DIRECTOR OF COMMUNITY SERVICES

PLANNING APPLICATIONS UNDER THE TOWN AND COUNTRY PLANNING ACT 1990:

APPLICATION NO: 3/2011/0266/P (PA) & 3/2011/0267/P (LBC)

(GRID REF: SD 374296 441790)
PROPOSED CHANGE OF GROUND AND FIRST FLOOR FROM RETAIL (USE CLASS Al)
TO A MIXED-USE COFFEE SHOP (A1/A3) INCLUDING INTERNAL ALTERATIONS AND A
NEW SHOP FRONT AT 9 CASTLE STREET, CLITHEROE

PARISH COUNCIL: No objection.

ENVIRONMENT | have no objection in principle to the applications on highway
DIRECTORATE safety grounds. The revised plan shows that all seating
(COUNTY SURVEYORY): provision is contained within the building structure and does

not extend onto the adjacent footway.

ENGLISH HERITAGE: No observations. The application should be determined in
accordance with national and local policy guidance, and on the
basis of your expert consultation advice.

ADDITIONAL Seven letters have been received, which raise the following
REPRESENTATIONS: objections:

e Loss of large retail premises.

e Clitheroe already has enough coffee shops for the size of
the town thus reducing the range of services and income
for other retailers.

e Application is from a national chain affecting the

appearance and uniqueness of the town.

Frequent deliveries causing congestion.

Hours of opening

Concern regarding fire safety

Impact upon local suppliers as the national chain will use

their own.

Clitheroe Chamber of Trade & Commerce observations,
summarised as follows:



Applications of this nature set a precedent for other similar
ventures. Clitheroe is a unique market town already well
provided with an existing interesting array of cafes offering
excellent hospitality. Members are anxious to protect Clitheroe
from becoming a clone town and losing individuality.

Clitheroe Civic Society observations, summarised as follows:

- The building is very important to Clitheroe Civic Society
and local residents as being in a significant position on
Castle Street, close to the castle and of 18" century
origins, and its future development is of concern.

- This application does not demonstrate a careful regard for
the traditions of shop front appearances which are evident
in the town and does not add a high-quality development
to the Conservation Area in Clitheroe.

- To bring the doorway into line with the traditional design,
we would suggest keeping the first 3 rows of stone flags in
the current doorway.

- Outside seating is inappropriate in this position.

- Concern regarding the removal of the stall riser and the
large window in the plan lacks any interest.

- Clitheroe is already abundantly supplied with such outlets.

Proposal

Listed building consent and planning permission is sought for the change of use of both the
ground and first floor of the Grade Il Listed premises from an Al (retail) use to a mixed use of
Al (retail) and A3 (restaurant and café) use. The hours of operation are proposed to be 0700 to
1900 Monday to Sunday and including Bank Holidays. The interior of the building to both levels
is to accommodate seating areas with associated counter, kitchen, office, store and toilets with
careful consideration being made of retaining internal features and historic window openings.
Exterior alterations are to include a significant alteration to the recessed shopfront, which is not
original to the premises. The main shopfront design has been amended from the initial design
and now introduces a shopfront which will abut the pedestrian footpath with a recessed timber
doorway and framework with a new wooden stall riser. Proposed signage to the premises is to
be determined as part of a separate application (3/2011/0331).

Site Location

The premises falls centrally within the principal shopping frontage of Castle Street, which is
characterised by a number of commercial, and business premises within the vicinity. The
building is currently in Al retail use as a bridal shop and forms a very prominent and historic
feature within Clitheroe Conservation Area. The premises are Grade Il Listed and according to
the list description, this property together with Nos 3 to 19 and the Starkie Arms Hotel forms an
important group.

Relevant History

3/2011/0331 — One non-illuminated fascia sign and one illuminated projecting sign. To be
considered independently by members within this agenda.



Relevant Policies

Policy G1 — Development Control

Policy ENV16 — Development within Conservation Areas
Policy ENV19 — Listed Buildings

Policy S1 — Shopping Policies — Clitheroe Centre

Policy S3 — Principal Shopping Frontage — Clitheroe
PPS5 — Planning for the Historic Environment

Environmental, AONB, Human Rights and Other Issues

Matters for consideration in the determination of this application are the principle of
development, the visual impact of the proposal upon the street scene and appearance of the
Listed Building, and the potential impact on neighbouring residential amenity.

With regards to the latter, the majority of the premises within the immediate vicinity of 9 Castle
Street are commercial in nature and operate within a similar time period Monday to Friday.
However the proposed business hours of 0700 to 1900 on Sundays and Bank Holidays may
prove injurious to the amenity of neighbouring residents due to the impact of vehicle movements
and pedestrians. Therefore | consider it more appropriate to approve the hours of operation on a
Sunday and Bank Holiday to between 1000 and 1600 in order to ensure that the business
operates more in line with other commercial premises on Castle Street. Therefore subject to an
appropriate condition, it is considered that the change of use of the premises will not
significantly impact upon the amenity of neighbouring residents.

Policy S1 of the Ribble Valley Districtwide Local Plan states that developments within the main
shopping centre of Clitheroe will be approved subject to other policies of this Plan, and in
particular Policy G1. Special regard will be had to the likely contribution of proposals to the
vitality and viability of the centre and their effect on the character and appearance of the area as
well as the arrangements for vehicular movement and parking. With regards to applications
which specifically relate to a change of use, Policy S3 states that ‘only new uses considered
appropriate at ground floor level will be uses included in Class Al of the Town and Country
Planning (Use Classes) Order 1987 and use for the sale of food or drink for consumption on the
premises’. This policy allows the change of use of properties to cafes and restaurants subject to
the provisions of Policy G1 of this plan. The application conforms to the above policies and
therefore the principle of development for change of use to A1/A3 (restaurant and café) within
the principal shopping frontage of Clitheroe is acceptable.

| acknowledge the concerns that have been raised with regards to the loss of a retail premises
within the town, and the number of similar businesses within the locality. The approval of the
scheme would result in the approval of a business that is part retail (Al) and part
restaurant/café (A3), the retail use of the premises is not to be removed. Therefore, a different
retail firm in the future can use the premises only without planning permission being required.

A large part of Costa Coffee’s trade is purchased and consumed off the premises, much akin to
a retail A1 use. | am therefore of the view that the retail character of this former bridal shop will
not be lost and will still support the shopping experience within the town centre and an
appropriate condition would restrict the premises from being changed to purely A3 use without
prior consent from the Local Planning Authority. As a result, the appearance of the town centre
would not be harmed as the principal frontage area would operate predominately like an A1 use



and therefore would not conflict with the aims of policies contained within the Ribble Valley
Districtwide Local Plan.

In particular, the amended shopfront will provide an improvement upon the existing more
modern design by reflecting more traditional shopfronts that are in-keeping with the character
and appearance of the street scene and the visual amenity of Clitheroe Conservation Area.

The main consideration in the determination of the listed building consent application is the duty
at Section 16(2) of the Planning (Listed Buildings and Conservation Areas) Act 1990 to have
special regard to the desirability of preserving the (listed) building, its setting and any features of
special architectural or historic interest which it possesses. Furthermore, Section 72 of the
above Act requires that special attention be paid to the desirability of preserving or enhancing
the character or appearance of a conservation area, and the impact upon residential amenity.
Policy ENV19 of the Ribble Valle Districtwide Local Plan in relation to development affecting the
setting of Listed Buildings states that in assessing the harm caused by any proposal the
desirability of preserving the setting of the building, the effect of the proposed development on
the character of the listed building, any effect on the economic viability of the listed building and
the contribution which the listed building makes to the townscape are all important factors to be
considered. In addition Policy HE9.1 of PPS5 states that ‘there should be a presumption in
favour of the conservation of designated heritage assets and the more significant the
designated asset, the greater the presumption in favour of its conservation should be’. As the
premises are within a designated Conservation Area reference should be made to Policy
ENV16 of the Districtwide Local Plan which states that ‘within conservation areas development
will be strictly controlled to ensure that it reflects the character of the area in terms of scale, size,
design and materials.

With regards to internal works the proposed plans have sought to retain as much of the original
character of the building as possible, by ensuring that original windows and features such as
alcoves and cupboards are not removed, and that seating is placed against original fireplaces
rather than being fixed to.

The design of the shopfront has been amended on a number of occasions from that which was
originally submitted following consultation with the applicant’s agent. | consider that the proposal
which is now to be considered reflects, and is more in-keeping with the traditional appearance of
shopfronts within the Conservation Area. The existing shopfront was constructed in the 1970s
following the removal of the original and is not considered to be of any historic interest. The
proposed shopfront will include design features which has sought to add interest, such as the
introduction of a stall riser to the base of the main shopfront, the window has been subdivided
with mullions giving vertical emphasis and the doorway has been recessed. | therefore consider
that the appearance and design of the shopfront will enhance the appearance of the listed
building by virtue of its more traditional appearance and will make a positive contribution to the
principal shopping frontage and Clitheroe Conservation Area in accordance with Policies G1,
ENV19 and ENV16 of the Districtwide Local Plan.

The Environmental Health section has confirmed that the level of sanitary provision for the
number of covers does not meet the requirements of the British Standard 6465 ‘Sanitary
installations: Code of practice for scale of provision, selection and installation of sanitary
appliances’ and section 20 of the Local Government (Miscellaneous Provisions) Act 1974.
Following discussions with the agent they are unwilling to provide the required facilities on the
grounds that it would have an impact upon the interior of the Listed Building. This issue is
currently being negotiated with the agent. Therefore, an appropriate condition is placed on the



decision notice requesting that prior to commencement of development the level of sanitary
provision and of the number of covers shall be submitted to the Local Planning Authority. Any
action by the Local Planning Authority will be dealt with under separate legislation.

Lastly with regards to concerns regarding congestion of the high street, the County Surveyor
has raised no objections and considers that the removal of the outside seating from the original
scheme is a significant improvement, thus removing any impact of the use upon the adjacent
footway. Any issues with regards to fire safety will be dealt with under separate legislation.

Therefore | consider that the proposal will have minimal impact upon residential amenity and
has an acceptable impact upon the character and significance of the Grade Il listed building and
Clitheroe Conservation Area. As such, the application is recommended accordingly.

SUMMARY OF REASONS FOR APPROVAL

The proposal has an acceptable impact upon the character, setting and significance of the
Grade Il listed building, the character, appearance and significance of Clitheroe Conservation
Area and residential amenity.

RECOMMENDATION 1: That planning permission be GRANTED subject to the following
condition(s):

1. The development must be begun not later than the expiration of three years beginning with
the date of this permission.

REASON: Required to be imposed pursuant to Section 91 of the Town and Country
Planning Act 1990.

2. This permission shall be implemented in accordance with the proposal as amended by plans
received on the 16™ of November. Drawing No. 773010/01 in relation to the existing ground
and first floor plan, Drawing No. 773010/02 Rev. D in relation to the proposed ground and
first floor plan and Drawing No. 773010/03 Rev. D in relation to the proposed and existing
elevation.

REASON: For the avoidance of doubt since the proposal was the subject of agreed
amendments and to ensure that the development is carried out in accordance with the
submitted plans in accordance with Policy G1, ENV16 and ENV19 of the Ribble Valley
Districtwide Local Plan.

3. No primary cooking of unprepared food shall be carried out on the premises. Only re-heated
or cold food that has been prepared elsewhere shall be served within the premises.

REASON: To safeguard the amenity of the area as supported by Policies G1, ENV16 and
ENV19 of the Ribble Valley Districtwide Local Plan.

4. The premises shall be used for mixed A1/A3 use and no other purpose, except Al use as
specified in the Town and Country Planning (Use Classes) Order 2005.

REASON: To ensure that no alternative use is made of the premises which would cause
harm to the vitality and viability of the principal shopping area in the Town Centre.



5. The use of the premises in accordance with this permission shall be restricted to the hours
between 0700 to 1900 Monday to Saturday, and 1000 to 1600 on Sundays and Bank
Holidays.

REASON: In order to comply with Policy G1 of the Ribble Valley Districtwide Local Plan as
the use of the premises outside these hours could prove injurious to the character of the
area and in order to safeguard residential amenities.

6. Precise specifications and samples of materials to be used in the construction of the
shopfront including their colour and texture shall have been submitted to and approved by
the Local Planning Authority before their use in the proposed works.

REASON: In order that the Local Planning Authority may ensure that the materials to be
used are appropriate to the locality in accordance with Policies G1, ENV16 and ENV19 of
the Ribble Valley Districtwide Local Plan ensuring a satisfactory standard of appearance
given that the property is Grade Il Listed and located in a Conservation Area.

7. Prior to commencement of development further details of the level of sanitary provision and
number of covers at the premises shall be submitted to the Local Planning Authority and
agreed in writing and thereafter installed before commencement of use.

REASON: For the avoidance of doubt since the application was the subject to agreed
amendments and in the interests of neighbouring amenity in order to comply with Policy G1
of the Ribble Valley Districtwide Local Plan.

NOTE: The applicant is strongly advised to comply with the British Standard 6465 ‘Sanitary
installations: Code of practice for scale of provision, selection and installation of sanitary
appliances’ and section 20 of the Local Government (Miscellaneous Provisions) Act 1974 to
avoid possible enforcement action being taken by the Local Planning Authority. Failure to do so
may lead to prosecution.

RECOMMENDATION 2: That listed building consent be GRANTED subject to the following
condition(s):

1. The development must be begun not later than the expiration of three years beginning with
the date of this permission.

REASON: Required to be imposed pursuant to Section 91 of the Town and Country
Planning Act 1990.

2. This permission shall be implemented in accordance with the proposal as amended by plans
received on the 16™ of November. Drawing No. 773010/01 in relation to the existing ground
and first floor plan, Drawing No. 773010/02 Rev. D in relation to the proposed ground and
first floor plan and Drawing No. 773010/03 Rev. D in relation to the proposed and existing
elevation.

REASON: For the avoidance of doubt since the proposal was the subject of agreed
amendments and to ensure that the development is carried out in accordance with the
submitted plans in accordance with Policy G1, ENV16 and ENV19 of the Ribble Valley
Districtwide Local Plan.



3. Precise specifications and samples of materials to be used in the construction of the
shopfront including their colour and texture shall have been submitted to and approved by
the Local Planning Authority before their use in the proposed works.

REASON: In order that the Local Planning Authority may ensure that the materials to be
used are appropriate to the locality in accordance with Policies G1, ENV16 and ENV19 of
the Ribble Valley Districtwide Local Plan ensuring a satisfactory standard of appearance
given that the property is Grade Il Listed and located in a Conservation Area.

APPLICATION NO: 3/2011/0331/P (GRID REF: SD 374301 441787)
ONE NON-ILLUMINATED FASCIA SIGN AND ONE ILLUMINATED PROJECTING SIGN AT
9 CASTLE STREET, CLITHEROE

PARISH COUNCIL: No objection.
ADDITIONAL Two letters have been received. One from a neighbouring
REPRESENTATIONS: commercial premises and the other from Clitheroe Civic

Society who wish to raise the following objections:

e The signs are out of keeping with the conservation area
and the street scene.

e Given the opening times there is no reason for the signs
to be illuminated.

Proposal

Amended plans have been received which differ from the original plan submitted which sought
consent for four illuminated signs. Consent is now sought to erect one non-illuminated fascia
sign above the main shopfront measuring 4.6m x 0.6m and a externally illuminated projecting
sign above the doorway.

Site Location

The premises falls centrally within the principal shopping frontage of Castle Street, which is
characterised by a number of commercial, and business premises within the vicinity. The
building is currently in Al retail use as a bridal shop and forms a very prominent and historic
feature within Clitheroe Conservation Area. The premises is Grade |l Listed and according to
the list description, this property together with Nos 3 to 19 and the Starkie Arms Hotel forms an
important group.

Relevant History

3/2011/0266/P (PA) — Proposed change of ground and first floor from retail (use class Al) to a
mixed-use coffee shop (A1/A3) including internal alterations and a new shop front. To be
considered independently by members within this agenda.



3/2011/0267/P (LBC) — Proposed change of ground and first floor from retail (use class Al) to a
mixed-use coffee shop (A1/A3) including internal alterations and a new shop front. To be
considered independently by members within this agenda.

Relevant Policies

Policy G1 — Development Control
Policy ENV16 — Development within Conservation Areas
Policy ENV19 — Listed Buildings

Environmental, AONB, Human Rights and Other Issues

Matters for consideration in the determination of this application is the visual impact of the
proposal upon the appearance of the street scene and the character and appearance of the
Listed Building.

Policy ENV19 of the Ribble Valle Districtwide Local Plan in relation to development affecting the
setting of Listed Buildings states that in assessing the harm caused by any proposal the
desirability of preserving the setting of the building, the effect of the proposed development on
the character of the listed building, any effect on the economic viability of the listed building and
the contribution which the listed building makes to the townscape are all important factors to be
considered. In addition, Policy ENV16 of the Districtwide Local Plan states that ‘within
conservation areas development will be strictly controlled to ensure that it reflects the character
of the area in terms of scale, size, design and materials’.

The removal of any form of illumination to the more traditional and simplistic design of the timber
fascia board ensures that this aspect of the signage scheme is more appropriate to the
character and appearance of the Grade Il Listed building and Clitheroe Conservation Area. It is
considered that the design of the projecting sign is also traditional in appearance and will not
result in a prominent and incongruous addition to the premises located on a principal shopping
frontage due to its size, position on the building and the method of illumination.

Therefore, in consideration of the above | consider that the proposed signs are appropriate, will
have minimal impact upon the visual amenity of the Conservation Area and would not cause
undue harm to the appearance or setting of the Listed Building. As such, the application is
recommended accordingly.

SUMMARY OF REASONS FOR APPROVAL

The proposed signs have no significant detrimental visual impact upon the setting and
appearance of the Listed Building or on the character and appearance of the Conservation
Area.

RECOMMENDATION: That planning permission be GRANTED subject to the following
condition(s):

1. This permission shall be implemented in accordance with the proposal as amended by plan
received on the 16™ of November. Drawing No. 773010/03 Rev. D in relation to the
proposed signage scheme.



REASON: For the avoidance of doubt since the proposal was the subject of agreed
amendments and to ensure that the development is carried out in accordance with the
submitted plans in accordance with Policy G1, ENV16 and ENV19 of the Ribble Valley
Districtwide Local Plan.

Any advertisement displayed, and any site used for the display of advertisements, shall be
maintained in a clean and tidy condition to the reasonable satisfaction of the Local Planning
Authority.

REASON: In the interests of visual amenity and in accordance with Policies G1, ENV16 and
ENV19 of the Ribble Valley Districtwide Local Plan.

Any structure or hoarding erected or used principally for the purpose of displaying
advertisements shall be maintained in a safe condition.

REASON: Required by the Town and Country Planning (Control of Advertisements)
Regulations 2007.

Where an advertisement is required under these Regulations to be removed, the removal
shall be carried out to the reasonable satisfaction of the Local Planning Authority.

REASON: Required by the Town and Country Planning (Control of Advertisements)
Regulations 2007.

No advertisement shall be sited or displayed so as to obscure, or hinder the ready
interpretation of, any road traffic signal or aids to navigation by water or air, or so as
otherwise to render hazardous the use of any highway, railway, waterway or aerodrome
(civil or military).

REASON: Required by the Town and Country Planning (Control of Advertisements)
Regulations 2007.

APPLICATION NO:  3/2011/0498/P (GRID REF: SD 375156 438116)
PROPOSED DEMOLITION OF ALL BUILDINGS ON SITE (EXISTING HOUSE, KENNELS
AND VARIOUS OUT BUILDINGS) AND ERECTION OF A NEW DWELLING
INCORPORATING A BED AND BREAKFAST BUSINESS AT THE EAVES, PENDLETON
ROAD, WISWELL

PARISH COUNCIL: Object on the grounds that it contravenes the following Local

Plan policies:

1. G1 (a) and (e) — the size of the proposed development
will adversely affect the amenities of the surrounding
area.

2. ENV1 and ENV2 — the AONB and area immediately
adjacent to the AONB must be protected and
enhanced.



ENVIRONMENT
DIRECTORATE
(COUNTY SURVEYORY):

ENV3 — the development is not in-keeping with the
character or the landscaped area and does not reflect
local vernacular, scale, style, features and building
materials.

H2 — the development does not meet the criteria for
dwellings in the open countryside. The proposed
dwelling does not solve a housing need.

PPS7 — the plans are not of exceptional quality or of an
innovative nature.

In addition, the Parish Council wish to make the following
comments:

1.

The development will be detrimental to the street scene
from Pendleton Road and from the A59.

The property is out of keeping with its neighbouring
properties which are bungalows. The scale of the
property (13 bedrooms plus swimming pool) has all the
makings of a spa hotel.

The property to be demolished has only recently been
refurbished.

The properties used as illustrations in the Design and
Access Statement are very old houses set in extensive
grounds not next to a country lane.

Concerns regarding traffic both during construction and
afterwards as the use of the property as a large B&B
business on a narrow country lane.

Reference to another site and issues surrounding trying
to obtain consent for a barn conversion.

If consent is granted then a request that hours of
working be imposed for construction and that
construction of the building and associated landscaping
be complete within 24 months from the date of
commencement of development.

No objection in principle on highway safety grounds.
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LCC (ECOLOGY):

LANCASHIRE COUNTY
COUNCIL (LANDSCAPE
UNIT):

Provided mitigation and compensation can be secured by
planning condition, the proposals will be in accordance with the
requirements of the biodiversity planning policy, guidance and
legislation.

The building as proposed does have much to commend it and,
arguably, could be regarded as a positive feature in the
landscape. The applicant has made a positive and largely
successful attempt at designing a building which reflects much
of the area's 'country house' vernacular, scale, form and
massing such as that exhibited at Mitton hall (3.4km away).
The proposals would consolidate the extent of development at
the site by unifying the current collection of irregularly
arranging buildings into one distinctive structure. Visibility of
the application site from areas to the north and south are
limited by the filtering effects of field boundary trees, hedging
and buildings.

Set against these positive aspects however are concerns
relating to the location of the application site and the scale of
the proposed building. These are explained in more detail
below.

The application site is situated adjacent to the Forest of
Bowland AONB which is a designated landscape of national
importance. The land within the AONB rises quite steeply to
the east and as such provides good visibility of the site from
the local footpath network. The moorland fringe landscape in
these areas to the east provides a sense of wildness and the
landscape's tranquillity is quite high; this is the landscape
context — a highly sensitive one at that — within which the
proposed building would be seen from the AONB.

In areas to the west of the site, the site is seen, particularly
from the local footpath network, within an area which has a
strong rural character and is part of the setting of the AONB.
Although many of the field boundaries have tree planting there
is nevertheless good visibility of the site from the footpath
network.

An appropriate scale of development is a significant factor in
minimising the impacts of development on the setting and
character of the AONB. The large 'country house' scale of the
proposed building whilst being a feature of the area — albeit a
scarce one — is not typical of the local landscape that the site is
situated within. The predominance of much smaller residential
properties in the area would emphasize the large scale of the
proposed building. In addition the large building scale would
make it more visible over a larger area than would be the case
had it been of a more typical domestic scale associated with
the locality.
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It is worth noting that very large country houses in the area
such as Mitton Hall (now a hotel) are located in well treed
undulating lowland landscapes set well back from other
properties and within a carefully designed 'parkland' landscape.
Views of these properties are generally very limited due to the
filtering/screening effects of the undulating topography and
extensive estate tree/woodland planting. By comparison the
proposed building would be close to a nearby road (Pendleton
Road) in a site with a relatively weak landscape structure.

Taking into account the issues relating to location and scale
described above, | conclude that the proposed building would
likely have the following landscape and visual impacts:

a) localised landscape character impacts of moderate —
major significance. Overall impacts on the Undulating
Farmland landscape character type (ref. Forest of Bowland
AONB Landscape Character Assessment, 2008, Lancashire
County Council) that the site is situated within would be of
negligible — slight significance.

b) localised landscape amenity impacts, particularly for users
of public rights of way to the west and south east of the site, of
moderate significance.

c) localised impacts of moderate significance on the setting
and character of the AONB.

The level of impacts identified above suggest that overall, the
proposals would be deemed unacceptable in landscape terms.
However there is considerable potential to mitigate these likely
landscape and visual impacts to acceptable levels. |
recommend the following:

a) Native tree planting to the west of the building to filter views
of it. The planting should be designed to reflect the 'parkland’
style (just as the building has taken inspiration from others in
the area) such as that found at Mitton Hall and Browsholme
Hall.

b) Provision of native shrub planting along the site's northern

boundary to enhance the mitigating effects of the boundary
trees.
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UNITED UTILITIES:

ENVIRONMENT AGENCY:

CPRE RIBBLE VALLEY
DISTRICT GROUP:

Much greater amounts of tree/shrub planting would create a
bolder landscape structure appropriate for the scale of the
proposed building and the area's landscape character. This
planting would greatly reduce visibility of the site from the
footpath network to the west of the site. Crucially, from the
elevated areas within the AONB to the south east of the site,
the building's rooftop would be seen within a more substantially
wooded area greatly reducing its presence in the landscape.

No objections.
Have no objection in principle to the proposed development.
Object as the scheme is contrary to the following policies:

1. G1 - the size and grandure of the development would
dramatically affect neighbouring properties because of
their single height structure. One property is within 20m
of the development and this would result in an
overbearing presence causing unnecessary distress to
the present occupiers and would trigger undue harm
with regard to residential amenity and visual impacts.

2. ENV1 - the development will have a significant impact
on the setting of the AONB due to the proposed
imposing structure and scale within the existing lowland
fringe farmland.

3. ENV2 — the size of the proposed development located
within a landscape of much less intrusive properties and
the open, undulating features of the landscape would
only exaggerate the dominant nature of the proposed
development subsequently making it stick out like a
sore thumb, resulting in the views from the AONB will
not be enhanced but will in fact be degraded.

4, ENV3 — the imposing structure would not be in-keeping
with the character of the area.

5. H2 — the criteria iterates the impotance of considering
the siting and design of dwellings and a countryside
mansion would most probably not fall into the category
as solving a required need.

6. PPS7 — CPRE fails to see any architectural innovation
in the design and the documentation fails to provide a
sustainability assessment, so the design cannot be
judged on those credentials.
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ADDITIONAL
REPRESENTATIONS:

Four letters of objection have been received. Members are
referred to the file for full details which can be summarised as
follows:

1.

10.

11.

12.

The intrusive scale of the development is not
considered appropriate for the selected site.

Reference to a similar but smaller demolish and rebuild
project in the village that has just been completed and
the impact which the work had on the village in
particular heavy traffic.

Approval could set a precedent for total site re-
development along this stretch of road where it is
considered there has been a policy of retaining
bungalows to protect the views.

The positioning of the house does not take advantage
of the whole site available. A manor house of this scale
and proportion would be much more appropriate in an
area with a long sweeping drive.

A critigue of the submitted design and access statement
is provided by one objector.

Reference to planning advice given on a neighbouring
site historically regarding extensions to a dwelling and
concerns expressed about extending upwards to create
a two storey dwelling.

An over reliance on calculating the footprint of the new
building compared with the existing property plus all
manner of outbuildings.

The existing property is not two storeys but rather a
dormer bungalow at approximately 5m high. The
proposed building is double this height at 10m.

Over bearing nature of development which would over
shadow an adjacent property.

Loss of privacy with the designated bed and breakfast
bedrooms having direct views of a neighbour’s property
and garden.

Potential noise impact.

The architecture of the property is out of character with
neighbouring properties and the village as a whole.
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13. Concerns over the viability of the project and possible
potential for other future uses.

14, If looking at Policy G5 this allows for small scale
developments which are small scale tourism
developments and small scale recreational
developments appropriate to rural area. It could be
argued that the inclusion of a four bedroom bed and
breakfast business is an attempt to circumnavigate rural
planning policies since the house actually comprises 13
bedrooms.

15. Concerns over traffic generation. At the moment the
kennels traffic is confined to working hours which would
change with the introduction of this business. There is
no public transport within walking distance.

16. Parking is inadequate.

17. The kennels are a thriving business and the loss of
employment needs to be considered.

18. Effect on ecology, tree felling and watercourse.

19. Consideration should be given to the destruction of the
land cut away to create the basement and swimming
pool.

20. Contrary to ENV1, ENV2, ENV3 and G1.

21. Object to the use of the name Wiswell Hall.
Proposal

This application details the proposed demolition of an existing dwelling, The Eaves, and kennels
and replacement with a major new residence that incorporates bed and breakfast
accommodation and ancillary facilities.

The house is designed around a compact ‘E’ plan over four levels with the basement level sunk
fully into the ground and the top floor being contained within the roof space. The formal
reception rooms (drawing room and billiard room) are contained within the northern wing whilst
the family areas are located predominantly in the southern wing. Guest accommodation is
located at the second floor level (four bedrooms). There are 13 en-suite bedrooms in total
arranged over the first and second floors. The basement level provides accommodation for
stores/plant room, garaging, cinema/games room, sauna, changing rooms and swimming pool —
the pool is an extension beyond the side elevation of the dwelling but given it is sunk into the
ground presents itself as a raised terraced area when viewed from the west.

The dwelling would have overall dimensions of approximately 32m in length and 25m in depth to

the northern wing, 19m to the southern wing with a height to ridge of approximately 10m.
Construction materials would be dressed of stone, slate tiles, metal windows and timber doors.
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Proposed landscaping will be contained within the existing developed boundaries of the site with
the remainder of land being retained as semi improved grassland. The area of land between
the proposed building and Pendleton Road will be planted as a formal garden, retaining existing
trees and including the planting of new. Two vehicle access points into the site will be
maintained allowing for a one way drive across the front of the building. This will involve the
widening of the gap in the hedge of the existing vehicular access to allow for visibility splays.
New gateposts would be constructed set back from the road allowing vehicles to pull off the
highway before stopping at the gates. There are three garage spaces within the basement for
family use and an additional six spaces provided off the driveway adjacent to the south
entrance.

Site Location

The site lies to the west of Pendleton Road outside the defined settlement limit of Wiswell. 1t is
set in land designated open countryside with the boundary to the AONB aligning the eastern
side of Pendleton Road. There is presently a dwelling and kennels on site with a property
located to the north of the site and opposite to the east.

Relevant History

3/08/0799/P — Construction of balcony and orangery to rear, two rear windows, front dormer and
detached garage. Approved with conditions.

3/07/0009/P — Single storey extension to rear, bedroom over garage, new canopy, stone facings
to two elevations and new roof covering. Approved with conditions.

3/07/0008/P — Amended extension to cattery. Approved.

3/04/0991/P — Extension to cattery. Approved.

3/99/0338/P — Single storey garage extension. Approved with conditions.
3/92/0088/P — Modification of conditions to permit further kennel facilities. Approved.
3/90/0123/P — Single storey detached cattery. Approved with conditions.

3/89/0599/P — Outline application for erection of building to be used as cattery. Approved with
conditions.

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV2 - Land Adjacent to Area of Outstanding Natural Beauty.
Policy ENV3 - Development in Open Countryside.

Policy ENV13 - Landscape Protection.

Policy RT1 - General Recreation and Tourism Policy.

Policy T1 - Development Proposals - Transport Implications.

Policy T7 - Parking Provision.

Policy H14 - Rebuilding/Replacement Dwellings - Outside Settlements.
Policy EMP11 - Loss of Employment Land.

Policy DP1 - Spatial Principles — North West of England Regional Spatial Strategy to 2021.
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Policy DP2 - Promote Sustainable Communities - North West of England Regional Spatial
Strategy to 2021.

Policy DP7 — Promote Environmental Quality - North West of England Regional Spatial Strategy
to 2021.

Policy RDF2 — Rural Areas - North West of England Regional Spatial Strategy to 2021.

Policy W6 — Tourism and the Visitor Economy - North West of England Regional Spatial
Strategy to 2021.

Policy EM1 — Integrated Enhancement and Protection of the Regions Environmental Assets -
North West of England Regional Spatial Strategy to 2021.

PPS1 — Delivering Sustainable Development.

PPS7 — Sustainable Development in Rural Areas.

The Good Practice Guide on Planning for Tourism.

Environmental, AONB, Human Rights and Other Issues

The matters for consideration in the determination of this application are the principle of
development, highway safety, visual and residential amenity. For ease of reference these are
broken down into the following sub headings for discussion.

Principle of Development

In terms of assessing the appropriateness of this scheme, there are various saved policies of
the Districtwide Local Plan that the proposal should be judged against. There is an existing
dwelling on site and Policy H14 of the Plan allows for the demolition and replacement of
dwellings in the open countryside subject to a number of criteria — in particular (ii) the impact on
the landscape will be assessed in relation to that of a new dwelling. As such, very careful
consideration to design and use of materials must be made. In addition, excessive increase in
the size of property will not be permitted. The remainder of the site is currently an existing
employment use (kennels) and Policy EMP11 of the Plan concerns itself with the loss of
employment land. In particular one of its criteria seeks to establish (v) any attempts that have
been made to secure an alternative employment generating use for the site.

The proposal that is before Members is in part a private dwelling but also an employment
generating tourism use. Details provided on the application form state there are two full time
employees at present and that should consent be forthcoming, two full time and two part time
jobs would be created in order to service the bed and breakfast accommodation within this
scheme. Given the details submitted, | am satisfied that the requirements of EMP11 have
satisfactorily been addressed. | am also mindful of Policies G5 and RT1 of the Plan that advise
outside settlement/village boundaries planning consent will only be granted for small scale
developments, which are amongst other things, small scale tourism developments appropriate
to a rural area. Under RT1 the proposal must be physically well related to an existing main
settlement/village or to an existing group of buildings. | am of the opinion that the nature of use
of the building proposed and its location in relation to other buildings would accord with these
criteria of G5 and RT1. Thus, in terms of the actual principle of a development of this nature,
which represent a hybrid residential/tourism,/employment use, | am satisfied that it accords with
planning policy (the relaxation on site of the dwelling under H14 is a reflection of its hybrid
uses). There are however, other detailed development control considerations that need to be
explored in order to assess the impact of the proposal and these are detailed below.
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Highway Safety

The County Surveyor has raised no objection in principle to this development. He has
guestioned the retention of two points of access to the site but has confirmed to me verbally that
he would not wish to recommend refusal of this scheme should the arrangements remain in
their originally submitted form.

The additional vehicular activity associated with this development would derive from two
sources — four rooms operating as commercial B&B business and a nine room family home. It
is not anticipated by the County Surveyor that traffic movements generated by such an
establishment would place any significant burden on the capacity of the road. The layout
provides for three garage spaces, an extensive driveway and a six vehicle car park and this
level of off street parking provision is considered sufficient to meet the anticipated domestic and
commercial uses of the development.

Therefore, notwithstanding concerns expressed over highway safety matters, | must be guided
by the County Surveyor and conclude that there would be no significant detriment to highway
safety as a result of this scheme’s implementation.

Visual Amenity/Scale/Layout/Design

As noted earlier, the site lies outside any defined settlement limit within land designated open
countryside but on the fringe of the AONB. For these reasons, Policies ENV2 and ENV3 of the
Districtwide Local Plan must be considered when assessing the visual impact of the scheme as
well as the criteria of RT1 that stipulates the development should not undermine the character,
quality or visual amenities of the Plan area by virtue of its scale, siting, materials or design. G1
is also of relevance as it requires development to be sympathetic to existing and proposed land
uses in terms of size, intensity and nature.

The site lies on ground which falls away from the south east to north west and the building has
been positioned on site in order to make use of this fall in order to mitigate the height of the
building. As Members will note from the planning history section of this report, the existing
house on site has been subject of extensive alterations to its post war construction. The kennel
buildings are also detailed in the planning history section. There is currently vehicular access
into the site off Pendleton Road via driveways to both the house and kennels. The existing
buildings are separated from the agricultural land to the north western end of the site by a
hedge and timber panel fence. All of the development proposed under this application is
contained within this boundary with the residential dwelling to the north being similarly
constrained.

The applicant has put forward a design rationale as part of their design and access statement
and they suggest that the Ribble Valley around Clitheroe is home to a series of major country
houses and the proposal to create a new ‘Wiswell Hall’ is conceived as a continuation of this
long tradition. The scheme was subject of pre-application discussions at which time other
approaches were explored to provide a large house such as this including a farmstead design.
The applicant has looked at examples of local vernacular to take inspiration from places such as
Mitton Hall, Stirk House, Browsholme Hall and Hammerton Hall in Slaidburn. From such
analysis, they consider that stylistically, there is a clear language of ‘E’ form or variant plan
arrangements, raised plinths, string course, corniced eaves and gables with finial details. Using
this ‘local language’ the applicants consider they have put forward a proposal which is rooted in
and appropriate to the local landscape character.
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Given the location of the site on the fringe of the AONB there was consultation with the AONB
Manager at Lancashire County Council as part of the pre-application discussions that took
place. His comments at that time were as follows:

The estate country house style has some resonance in the wider Pendle Hill area but the
development clearly meets a modern need that is quite different from early country houses of
this scale and therefore does not have all the features that might be associated with a typical
country house of an earlier century, eg it is not set within the traditional landscape setting with
planned landscaping of woodland, copses with pastures dotted with parkland trees, with a main
house approach by tree lined driveways. It therefore has to be assessed in the modern context.

In the photo montages, although Pendle Hill remains the dominant feature, its dominance is
visually challenged by the large scale manmade structure proposed. The views benefit from the
building being seen in the larger frame of the hillside, rather than the building being seen as
breaking the skyline.

That scheme was revised prior to submission as a formal application in order to reduce the
length of the building. In respect of the application scheme before Members the officer at LCC
Landscape Unit has commented that:-

the building as proposed does have much to commend it and, arguably, could be regarded as a
positive feature in the landscape. The applicant has made a positive and largely successful
attempt at designing a building which reflects much of the area's 'country house' vernacular,
scale, form and massing such as that exhibited at Mitton hall (3.4km away). The proposals
would consolidate the extent of development at the site by unifying the current collection of
irregularly arranging buildings into one distinctive structure. Visibility of the application site from
areas to the north and south are limited by the filtering effects of field boundary trees, hedging
and buildings.

Taking into account the issues relating to location and scale described above, | conclude that
the proposed building would likely have the following landscape and visual impacts:

a) localised landscape character impacts of negligible — slight significance.
b) localised landscape amenity impacts, particularly for users of public rights of way to the west
and south east of the site, of moderate significance.

c) localised impacts of moderate significance on the setting and character of the AONB.

However there is considerable potential to mitigate these likely landscape and visual impacts to
acceptable levels by native tree planting to the west of the building to filter views of it. The
planting should be designed to reflect the 'parkland' style (just as the building has taken
inspiration from others in the area) such as that found at Mitton Hall and Browsholme Hall; and
provision of native shrub planting along the site's northern boundary to enhance the mitigating
effects of the boundary trees.

Much greater amounts of tree/shrub planting would create a bolder landscape structure
appropriate for the scale of the proposed building and the area's landscape character. This
planting would greatly reduce visibility of the site from the footpath network to the west of the
site. Crucially, from the elevated areas within the AONB to the south east of the site, the
building's rooftop would be seen within a more substantially wooded area greatly reducing its
presence in the landscape.
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Therefore, after carefully considering the above, | am of the opinion that whilst this is a sizeable
building, its visual impact would not prove so significantly detrimental to the visual amenities of
the area and setting of the AONB as to warrant an unfavourable recommendation on design
grounds.

Residential Amenity

In assessing the potential impact of this scheme on residential amenity, | am mindful of the
properties that lie to the north and east of the site.

The proposed house is positioned approximately 16m from the northern boundary at its closest
point graduating to 19m and is set further back into the site than the existing dwelling
(approximately 20m from the roadside). The dwelling to the north is set approximately 18m
from the common boundary and has a driveway/parking area that runs along the site boundary.
The private garden area is set to the rear of the property with there being a belt of trees that
runs down the boundary division. The elevation of the new building that faces towards that
property has windows serving a billiard room and dining room at ground floor, with four family
bedrooms at first floor and four bed and breakfast room windows at second floor. Having regard
to the distances involved, and positioning of the new build in relation to the aforementioned
existing house (front building line is set behind the existing dwelling) | do not consider that the
potential impact on them in terms of overlooking or oppressive or overbearing nature of
development would be so significant as to warrant an unfavourable recommendation on
residential amenity grounds in respect of the relationship with that property.

Turning to the property opposite the site, the building has been positioned in order to reduce the
impact on long distance views across the site from that property. The provision of the swimming
pool in a basement area reduces the impact for the neighbour — their present outlook is between
the existing dwelling and on to the kennel building. Therefore, having regard to the siting of the
new structure in relation to this property, | do not consider that there would be any significant
detrimental to impact upon them.

Therefore, having carefully assessed all the above, | am of the opinion that the proposal
accords in principle with planning policy and whilst substantial in size would not have a
significantly detrimental effect on visual or residential amenity nor would such a use be to the
detriment of highway safety. An extended phase 1 survey was submitted in support of the
application along with arboricultural assessments. Subject to the imposition of appropriately
worded conditions, nature conservation interests should not be significantly compromises as a
result of this scheme’s implementation. | thus recommend accordingly.

SUMMARY OF REASONS FOR APPROVAL

The proposal has no significant detrimental impact on nearby residential amenity, nor would it
have an adverse visual impact or be to the detriment of highway safety.

RECOMMENDATION: That planning permission be GRANTED subject to the following
condition(s):

1. The development must be begun no later than the expiration of three years beginning with
the date of this permission.
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REASON: Required to be imposed in pursuance to Section 91 of the Town and Country
Planning Act 1990.

This permission shall be implemented in accordance with the scheme as detailed on
drawings:

105/01(02)001REVA; 105/01(00)002REVA; 105/01(02)003REVA; 105/01(02)004REVA;
105/01(02)005REVA; 105/01(02)006REVA; 105/01(02)007REVA; 105/01(02)008REVA;
105/01(02)009REVA; 105/01(02)010REVA; 105/01(02)011REVA; 105/01(02)012REVA;
105/01(02)013REVA; and 105/01(02)014REVA.

REASON: For the avoidance of doubt to clarify which plans are relevant.

Precise specifications and samples of walling and roofing materials and details of any
window and door surrounds including materials to be used shall have been submitted to and
approved in writing by the Local Planning Authority before their use in the proposed works.

REASON: In order that the Local Planning Authority may ensure that the materials to be
used are appropriate to the locality in accordance with Policy G1 of the Ribble Valley
Districtwide Local Plan.

Prior to the commencement of the development hereby permitted, details of the type,
coursing and jointing of the natural stone to be used shall be submitted to and approved in
writing by the Local Planning Authority. The development shall be built to conform with the
details which shall have been so approved.

REASON: In the interest of the visual amenity of the area and so that the Local Planning
Authority shall be satisfied as to the details and in accordance with Policy G1 of the Ribble
Valley Districtwide Local Plan.

Notwithstanding the submitted details, the development hereby permitted shall not be
commenced until details of the landscaping of the site, including wherever possible the
retention of existing trees, have been submitted to, and approved in writing by, the Local
Planning Authority. The scheme shall indicate, as appropriate, the types and numbers of
trees and shrubs, their distribution on site, those areas to be seeded, turfed, paved or hard
landscaped, including details of any changes of level or landform and the types and details
of all fencing and screening.

The approved landscaping scheme shall be implemented in the first planting season
following occupation or use of the development, whether in whole or part and shall be
maintained thereafter for a period of not less than 5 years to the satisfaction of the Local
Planning Authority. This maintenance shall include the replacement of any tree or shrub
which is removed, or dies, or is seriously damaged, or becomes seriously diseased, by a
species of similar size to those originally planted.

REASON: In the interests of the amenity of the area and to comply with Policy G1 of the
Ribble Valley Districtwide Local Plan.

This permission shall relate to the Extended Phase | Habitat Survey; Stage 1 Arboricultural

Report with Tree Constraints Plan and Arboricultural Implications Assessments to aid in the
size and design/layout and stage 2 arboricultural indications assessment and method
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statement submitted with the application. All details shall comply fully with
recommendations of those reports.

REASON: In the interests of the amenities of the area and to comply with Policy G1 of the
Ribble Valley Districtwide Local Plan.

7. Unless otherwise agreed in writing with the Local Planning Authority the development shall
be carried out in strict accordance with the recommendations and mitigation notes attached
to the protected species survey submitted with the application dated 25 May 2011.

REASON: To comply with policies G1 and ENV7 of the Ribble Valley Districtwide Local
Plan ensuring that no species/habitat protected by the Wildlife and Countryside Act 1981 are
destroyed.

APPLICATION NO:  3/2011/0657 (GRID REF: SD 362301 437538)
ERECTION OF STABLE BLOCK AND ASSOCIATED SITE WORKS AT RADCLIFFE FARM
COTTAGE, LOWER ROAD, LONGRIDGE.

PARISH COUNCIL: No objection.
ADDITIONAL One letter has been received from a neighbouring resident
REPRESENTATIONS: who wishes to raise the following objections:

e Concern regarding proximity of proposal to 3 neighbouring
residential properties.

e Size and footprint is excessive and out of proportion to the
adjacent and neighbouring properties.

e Visually prominent from the objectors garden and
property.

e Concern regarding additional noise and smells.

e There are Livery/stables 1 mile down the road.

e Concern regarding impact upon highway safety.

ENVIRONMENT No objection — Provided that the proposed stable block is not
DIRECTORATE (COUNTY intended for commercial use | would envisage little additional
SURVEYOR): traffic using the existing access point.

Proposal

Permission is sought to erect a stable block measuring 14.1m x 5.2m x 3.8m in height to the
ridge constructed of stone to the base with timber boarding to the walls and a slate roof. The
proposal is to be orientated north to south and located 6.3 metres north-west of the applicants
property on a parcel of land within the applicants ownership which is accessed via an existing
timber gateway. A gravelled area with concrete edgings is proposed to the eastern side
elevation of the stables, with a mix of trees and shrubs to be planted to the western side
elevation to offer screening. The total area of development covers 7.5m x 9m.

22



Site Location

Radcliffe Farm Cottage is the far western end-terraced property of a group of four residential
properties fronting Lower Road, which originally comprised the main farmhouse of Radcliffe
Farm with attached cottage and barn, located 120 metres east of Spade Mill Reservoir and 0.7
miles from the main settlement of Longridge. Residential curtilage extends to the north and east
of the property, with the land beyond (which borders the reservoir) being in the applicant’s
ownership.

Relevant History

None

Relevant Policies

Policy G1 — Development Control
Policy ENV3 — Development in Open Countryside

Environmental, AONB, Human Rights and Other Issues

Matters for consideration are the visual impact of the proposal and the potential impact on
neighbouring residential amenity.

In terms of visual impact | consider that the scale, size and design of the proposal is appropriate
to the locality. Due to the proximity of the development to the property it relates to, the
development will not be viewed in isolation. The stable block will be set back from the roadside
by 28.5 metres and the existing mature hedgerow to the southern boundary of the applicant’s
property will screen the development when travelling by foot or car on Lower Road. Therefore |
consider that any impact of the proposal upon the visual amenity of the Open Countryside will
be minimal.

I note the concerns from a neighbouring resident with regards to the proximity of the proposal to
neighbouring properties and the potential impact upon their amenity, in particular visual impact,
noise disturbance, increased smells and impact upon highway safety.

With regards to the latter, the County Surveyor has confirmed that he has no objection in
principle to the application on highway safety grounds subject to it being used for private and
domestic purposes.

With regards to visual impact the proposal is to be sited 27 metres from the nearest residential
property which is not in the applicant’'s ownership. Any views of the stable block from the rear of
neighbouring residential properties will not directly overlook the proposal but will be at an
obscure angle. It is also considered that the materials used are in-keeping with the locality, and
the size will not prove visually prominent so as to significantly affect the amenity of neighbouring
residents.

The proposal is to include two stables, storage for a horsebox and a tack room/plant equipment
store. It is to be used for private and domestic purposes only and it is considered that the level
of use to include the movement of vehicles on the basis of the scale and size of the building
would not be so intensive as to significantly affect the amenity of neighbouring residents. An
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appropriate condition has been placed on the decision notice to ensure that the stables are not
used for any commercial enterprise.

Lastly with regards to potential noise disturbance and smells | have discussed the proposal with
an Environmental Health Officer. Due to the size of the building, the number of stables and that
it is for private use, he considers that the use would not be so intensive as to warrant any
additional conditions or concerns. The applicant has also confirmed that they already have a
compost heap in the far corner of the field away from residential dwellings. Some manure will be
put on this heap to add to the garden and the rest will be removed from site as required.

In consideration of the above and subject to appropriate conditions | consider that the proposal
is an appropriate form of development in this location and would not have a significantly
detrimental impact upon the amenity of neighbouring residents. As such, the application is
recommended accordingly.

SUMMARY OF REASONS FOR APPROVAL

The proposal has no significant detrimental impact on nearby residential amenity nor would it
have an adverse visual impact or be to the detriment of highway safety.

RECOMMENDATION: That planning permission be GRANTED subject to the following
condition(s):

1. The development must be begun not later than the expiration of three years beginning with
the date of this permission.

REASON: Required to be imposed pursuant to Section 91 of the Town and Country
Planning Act 1990.

2. This permission shall relate to Drawing No. 03 in relation to the existing site plan, Drawing
No. 03A in relation to the proposed site plan and Drawing No. 02A in relation to the
proposed floor plan and elevations.

REASON: For the avoidance of doubt and to ensure that the development is carried out in
accordance with the submitted plans.

3. The stables building hereby permitted shall be used for private recreational purposes only
and shall not be used in connection with any commercial enterprise such as livery stables or
a riding school.

REASON: In the interests of the amenities and character of the locality, the amenities of
nearby residents, and highway safety, and to comply with Policy G1 and ENV3 of the Ribble
Valley Districtwide Local Plan.

4. No external lighting shall be installed to facilitate the use of the stables unless precise
details thereof have first been submitted to and approved in writing by the Local Planning
Authority.

REASON: To comply with Policy G1 and ENV3 of the Ribble Valley Districtwide Local Plan

in the interests of the visual amenity of the area and to safeguard, where appropriate,
neighbouring residential amenity.
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APPLICATION NO: 3/2011/0695/P (GRID REF: SD 378118 437272)
PROPOSED ERECTION OF ONE DETACHED DWELLING, NEW VEHICULAR ACCESS,
PARKING, TURNING AND CREATION OF GARDEN ON LAND ADJACENT TO MOUNT
PLEASANT, PADIHAM ROAD, SABDEN

PARISH COUNCIL:

ENVIRONMENT
DIRECTORATE
(COUNTY SURVEYOR):

Objects to the proposal for the following reasons:

e The proposed dwelling is higher than dwellings which are
adjacent on Mount Pleasant and Padiham Road and the
Parish Council believes that as such it is out of scale and
will be detrimental to the area.

e The proposed access is to the left of the existing BT pole
where there is more limited space and requires removal of
existing trees, there appears to be more space to the right
of the BT pole.

e The Parish Council questions if there is root damage to
existing trees and suggests a full tree survey be conducted
by a professional.

e The proposed dwelling is on a site which is agricultural
and until fairly recent has been farmed by the
neighbouring farm.

The Parish Council requests that any trees on the site that are
felled should be replaced.

Has no objection in principle to the application on highway
safety grounds.

The location of the proposed access allows for some flexibility
in the manoeuvring and parking of vehicles within the site.
However, | recognise that the proximity of the BT pole at the
south of the access has been noted.

The proposed layout clearly retains an element of physical
protection from the pole as the line of the site boundary wall is
unaltered. | am satisfied that this is sufficient to prevent any
damage to the pole as a result of vehicles manoeuvring to and
from the site.

However, a minor revision of the access layout, to bring the
opening and minimum of 1m from the centre of the pole would
improve its long-term integrity and provide improved separation
between the pole and the access. This would involve moving
the point of access approximately 0.5m to the north.
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ADDITIONAL Two letters have been received from nearby residents in which
REPRESENTATIONS: objections are made to the proposal on the following grounds:

1.

Proposal

The scale and height of the proposed 2Y% storey
building is out of proportion with existing neighbouring
properties and will not fit into the street scene.

The use of the site will change from agricultural to
residential. The Council should be adopting policies to
protect its greenbelt land, a major factor in attracting
people to the area.

(The site is not within a greenbelt.)

The site is outside the settlement boundary of Sabden
and Policy G5 of the Local Plan states that such sites
can only be developed for specific requirements such
as an agricultural workers dwelling.

The existing trees should be retained as they are
important in the landscape. There is no space available
for replacement trees to be planted.

The access could be re-sited to the other side of the
telegraph pole to enable the retention of the trees. This
would also give the access better visibility. It is
guestioned whether the proposed access is directly
onto the adopted highway or involves trespass over the
private access track to the properties on Mount
Pleasant.

The proposed use of black uPVC window frames is not
in keeping with the white and brown frames of adjoining
properties.

The elevations facing Padiham Road should be natural
coarsed stone, not a mixture of stone and render.

Sabden does not need this development; it is in the
wrong location; and it is too large.

Full planning permission is sought for a detached 2% storey house with a new vehicle access to
Padiham Road, off-street parking/turning area and the creation of a garden area.

The proposed dwelling is ‘T’ shaped in form and has a footprint with maximum dimensions of
approximately 15m x 11m. It is 5m high to eaves and the ridge heights of the two section of roof

are 9.2m and 9.7m.

26



It comprises a double garage, dining room, family room/kitchen and utility room on the ground
floor; two bedrooms, bathroom and lounge on the first floor; and 3 bedrooms within the roof
space at second floor level.

The second floor rooms would be illuminated by windows in the front and rear gables, by 1
small piked roofed dormer at the rear and 2 roof lights. There are no proposed dormers in the
front elevation.

The front elevation would be in coarsed natural stone, and the side and rear elevations would
be rendered with a stone plinth and stone quoins. There would be stone window and door
surrounds to all elevations. The doors and window frames are to be black uPVC and the
garage door is to be black steel. The roof will be natural slate.

A new access onto Padiham Road will lead to a block paved area in front of the dwelling that
will provide two parking spaces and turning facilities in addition to the double integral garage.

The garden area at the rear will be separated from the adjoining field only by a 1.1m high
stained timber post and rail fence.

Site Location

The application relates to a piece of land between 52 Padiham Road and Mount Pleasant in
Sabden. The land has been fenced off from the field to the north and east of the site. There is
presently no vehicle access from the site to Padiham Road but the land is adjacent to a track
which forms part of the adopted highway. The rear of the site runs parallel to the rear garden of
the semi-detached houses on Padiham Road to the south of the site and is presently marked by
a post and wire fence. The southern boundary is adjacent to the side boundary of 52 Padiham
Road and is divided from it by the stone garden wall at the front and close boarded fence of that
property at the rear. The western boundary is marked by a dry stone wall which separates the
site from the track that provides access to the rear of the terraced houses at Mount Pleasant.
There are trees within the site close to this wall. The northern boundary is separated from the
field by a post and wire fence that runs almost parallel to the front of the terraced houses at
Mount Pleasant.

Padiham Road is the main traffic route out of Sabden towards Padiham and Burnley. This road
carries a bus route and there are bus stops in both directions within easy walking distance of the
site.

The site is outside by immediately adjacent to the settlement boundary of Sabden as defined in
the adopted Ribble Valley Districtwide Local Plan. The adjoining houses in Mount Pleasant and
on the eastern side of Padiham Road and all the houses on the western side of Padiham Road
are within the settlement boundary.

The site is therefore on the edge of the village close to existing residential properties. The site
is also within the Forest of Pendle Area of Outstanding Natural Beauty.

Relevant History

None.
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Relevant Policies

Policy G1 - Development Control.

Policy G4 - Settlement Strategy.

Policy G5 - Settlement Strategy.

Policy H2 - Dwellings in the Open Countryside.
Policy ENV1 - Area of Outstanding Natural Beauty.
PPS3 - Housing.

Environmental, AONB, Human Rights and Other Issues

The matters for consideration in the determination of this application are the principle of the
development and effect upon visual amenity, the amenities of nearby residents and highway
safety.

Principle of Development

Sabden is a village that is covered by Policy G4 of the Local Plan. That Policy states that small-
scale developments within the settlement boundary would be acceptable in principle. The site,
however is just outside the settlement boundary where Policy G5 states that only housing for
specific requirements, such as agricultural workers dwellings, is acceptable. If it was
appropriate to consider the application solely in relation to the saved policies of the Local Plan,
the proposal would not be acceptable in principle.

However, as the Council only presently has a 3.3 year supply of deliverable housing land (most
up to date monitoring information dated 1 October 2011) it is also necessary to take into
account guidance within PPS3: Housing.

Paragraph 71 of PPS3 states that where Local Planning Authorities cannot demonstrate an up
to date 5-year supply of deliverable sites, they should consider favourably planning applications
for housing having regard to the policies in PPS3 including the considerations in paragraph 69.

Paragraph 69 states that in deciding planning applications, Local Planning Authorities should
have regard to:

achieving high quality design;

ensuring developments achieve a good mix of housing;

the suitability of the site for housing, including its environmental sustainability;
using land effectively and efficiently;

ensuring the proposed development is in line with planning for housing objectives.

An important consideration in assessing this proposal is bullet point 3 of paragraph 69 (as
above) which relates to the need for Local Planning Authorities to have regard to the suitability
of the site for housing, including its environmental sustainability, as well as bullet point 5 which
requires development to be in line with planning for housing objectives.

This site immediately adjoins the settlement boundary of Sabden and is within walking distance
of bus stops (for buses to Whalley, Clitheroe, Padiham and Burnley) and also within walking
distance of the shops and other facilities, such as the medical centre within the village. |
consider this to be a sustainable location in relation to the requirements of PPS3. | also
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consider that permission for this single dwelling would be in line with planning for housing
objectives.

In the current housing situation in the Borough, the proposal is therefore considered to be
acceptable in principle.

Visual Amenity

Sabden in general, and this part of the village in particular, is characterised by a variety of
house types, designs and external materials. In the immediate vicinity of the site, Mount
Pleasant and the terrace of houses on the opposite side of Padiham Road are built out of
coarsed natural stone with slate roofs and stone detailing to the window and door openings.
The side and rear elevations of Mount Pleasant are rendered. The semi-detached houses to
the south of the site are wholly rendered with no architectural detailing and have a hipped
pitched slate roof. The newer houses on the opposite side of Padiham Road towards the village
centre are built of brick and render with tiled roofs.

The proposed dwelling is to be coarsed natural stone to the front elevation with stone window
and door surrounds to all elevations and the side and rear are to rendered with a stone plinth
and quoins, whilst the roof is to be natural slate. In the Design and Access Statements, the
agent says that the architect has chosen to make the windows and doors distinctive by use of
dark colours to treat the window frames and doors.

| consider the use of natural stone on the front elevation with render on the side and rear
elevations to be in keeping with the locality. | do not have any strong objection to the use of
black door and window frames.

| consider the basic form of the proposed dwelling, having a relatively narrow gable adjoining
the semi-detached house to the south, and then widening with front and rear gables on the
northern part of the building to be appropriate. | do not consider the footprint of the building to
be excessive relative to the size of the side.

Concern has been expressed by the Parish Council and a nearby resident about the height of
the building. Although it is to be 2¥% storeys high, it will be slightly cut into the ground. The
eaves height of the proposed dwelling would actually be approximately 1m lower than the eaves
of number 52 Padiham Road (to the south) whilst the ridge would be approximately 0.6m higher
than that neighbouring property. The eaves of the northern part of the dwelling would be at
approximately the same height as the eaves of the terrace at Mount Pleasant, and the ridge
would be approximately 1.2m higher than the ridge at Mount Pleasant (which is the approximate
height of the top of the chimneys at Mount Pleasant).

Overall, | do not consider the height of the building to be excessive.

The proposed rear/side boundary treatment of 1.1m high post and rail fence is appropriate for
this locality on the edge of the village.

The Countryside Officer has visited the site and does not consider any of the existing trees to be
of any particular merit. He therefore has no objections to the trees being felled subject to the
planting of appropriate replacements. This can be covered by an appropriate condition in the
event that the Committee resolves the approve the application.
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Overall, | consider the proposal to be acceptable with regards to its effects upon visual amenity.

Amenities of Nearby Residents

The dwelling has been designed so that there are no windows in the side elevation that faces
number 52 Padiham Road to the south. There is a balcony on the northern end of the rear
elevation, but | consider this to be sufficiently far away from number 52 that the privacy of that
property would not be seriously adversely affected.

Whilst some of the windows in the front elevation will look across the front gardens of Mount
Pleasant, there would be no direct overlooking of windows in the Mount Pleasant dwellings. |
therefore consider the proposal to be acceptable in relation to the privacy of adjoining
properties.

The dwelling has also been designed such that there is a relatively narrow gable adjoining
number 52 which ensures that there will be no serious overshadowing or overbearing effects
upon that neighbouring property. Overall, | consider the proposal to be acceptable in relation to
this particular consideration.

Highway Safety

The County Surveyor has no objections in principle to this application, subject to a minor
amendment that involves moving the point of access approximately 0.5m to the north. Subject
to a condition requiring this amendment, there are no highway safety objections to this
application.

Even in the required slightly amended position, the access will be onto land that is part of the
adopted highway.

Overall, I can see no sustainable objections to this application.
SUMMARY OF REASONS FOR APPROVAL

The proposed dwelling would not have any seriously detrimental effects upon visual amenity,
the amenities of nearby residents or highway safety.

RECOMMENDATION: That planning permission be GRANTED subject to the following
condition(s):

1. The development must be begun no later than the expiration of three years beginning with
the date of this permission.

REASON: Required to be imposed in pursuance to Section 91 of the Town and Country
Planning Act 1990.

2. This permission shall relate to the proposal as shown on drawing numbers 176/01,02,03
and 04 (as slightly amended in accordance with condition number 3 below).

REASON: For the avoidance of doubt and to ensure compliance with the submitted plans.
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3. The vehicular access shall be formed in a position 0.5m to the north of the position shown
on drawing numbers 176/03 and 04.

REASON: To provide an improved separation distance between the access and the existing
telegraph pole in the interests of highway safety and to comply with Policy G1 of the Ribble
Valley Districtwide Local Plan.

4. Precise specifications or samples of walling and roofing materials and details of any surface
materials to be used including their colour and texture shall have been submitted to and
approved in writing by the Local Planning Authority before their use in the proposed works.

REASON: In order that the Local Planning Authority may ensure that the materials to be
used are appropriate to the locality in accordance with Policy G1 of the Ribble Valley
Districtwide Local Plan.

5. In the first planting season following the completion of the development or the first
occupation of the dwelling, whichever is the sooner, four trees (as replacements for the
trees to be felled) shall be planted within the site in accordance with precise details that
have first been submitted to and approved in writing by the Local Planning Authority.

If, within a period of five years from their planting, any of the trees are removed, or die or
become seriously damaged or seriously diseased, it shall be replaced by a species of
similar size to that which was originally planted.

REASON: In the interests of visual amenity and to comply with Policies G1 and ENV1 of the
Ribble Valley Districtwide Local Plan.

6. The north and east boundaries of the site shall be enclosed only with a 1.1m high stained
timber post and rail fence as stated on drawing number 176/04. No different means of
boundary treatment (such as walls or closed board fences) shall at any time be erected on
these boundaries unless a further planning permission has first been granted in respect
thereof.

REASON: In the interests of visual amenity and to comply with Policies G1 and ENV1 of the
Ribble Valley Districtwide Local Plan.

APPLICATION NO: 3/2011/0703/P (GRID REF: SD 374238 442493)
PROPOSED ERECTION OF A THREE BEDROOM, TWO-STOREY DETACHED DWELLING
WITH ATTACHED GARAGE (RE-SUBMISSION OF 3/2011/0315/P) AT 43 HAWTHORNE
PLACE, CLITHEROE

CLITHEROE TOWN No objections.
COUNCIL:
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LCC ENVIRONMENT
DIRECTORATE (COUNTY
SURVEYOR):

ADDITIONAL
REPRESENTATIONS:

No objection in principle to this application on highway safety
grounds, as the residential layout provides satisfactory off road
parking provisions to the redeveloped property.

Six letters of objection have been received from the occupiers
of dwellings adjacent to the site, with the following points of
objection raised:

1.
2.
3

10.
11.
12.
13.

14.

15.

16.

17.
18.

19.

20.

21.

22.

Contrary to Local Plan Policies,

Contrary to National Guidance,

Development not sympathetic to existing and proposed
land uses in terms of size, intensity and nature,

Original development of Hawthorne Place was designed
to ensure adequate space between houses, this will
create a cramped appearance,

Impact on neighbouring properties,

Increase in car parking issues currently experienced,
Detrimental to pedestrian and highway safety by virtue of
increase in vehicular traffic,

Development will destroy the open plan nature of this site
to the detriment of the streetscene,

Damaging to local landscape,

The dwelling proposed is an ugly, utilitarian design
straight out of a pattern book with no architectural merit,
Scheme is out of scale when compared to the rest of the
estate,

Its squat appearance is at odds with the more spacious
and elegant appearance of neighbouring properties,

Loss of privacy due to inadequate spacing standards
between first floor windows,

The scheme neither integrates with nor complements the
neighbouring buildings in terms of scale, density, layout or
access,

Private residential gardens are now excluded from the
definition of previously developed land in Annex B of
PPS3, surely preventing ‘Garden Grabbing'?
Development does not conform with current guidelines in
relation to window separation distances,

Precedent will be set if approved,

Distances to the boundary edge of the site are at 800mm,
which are totally inadequate,

Garden depth of 4.5m is inadequate for a three bedroom
family house,

Proposal will have an overbearing impact on 41
Hawthorne Place,

Rear of dwelling faces south, so it will restrict natural
daylight/sunlight to adjacent properties, especially during
winter months,

Increase in noise due to the location of the car parking
area adjacent to a neighbours extension, and
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23. Committee are urged to refuse the proposal on the basis
that it would result in a dominant addition to the
streetscene, resulting in a cramped appearance to the
detriment of the visual amenities of Hawthorne Place and
Eastham Street.

Proposal

This is an application for the erection of one, three bedroom, two-storey detached dwelling
within the residential curtilage of no. 43 Hawthorne Place, Clitheroe. The dwelling will be sited
between the no’'s 41 and 43 Hawthorne Place. Vehicular access to the site will be directly off
Hawthorne Place, and there are two car parking spaces indicated within the site.

Site Location

The site lies within the settlement boundary of Clitheroe, as defined by the Ribble Valley
Districtwide Local Plan. The site lies is within the residential curtilage of no. 43 Hawthorne
Place, however the main, and most used, amenity space is to the rear of the dwelling. The land
is bounded by the residential curtilages of three properties, no. 43 Hawthorne Place to the north
west, no. 41 Hawthorne Place to the South East and Ashdown, on Eastham Street, to the South
West.

Relevant History

3/2011/0315/P — Erection of 4-bedroom, two-storey detached dwelling — Withdrawn.

Relevant Policies

Policy G1 - Development Control.

Policy G2 — Settlement Strategy.

Policy H10 — Residential Extensions.

Policy T7 — Parking Provision.

SPG - “Extensions and Alterations to Dwellings”.

Policy L4 of the Regional Spatial Strategy (RSS).

PPS3 — Housing.

Affordable Housing Memorandum of Understanding (AHMU).

Environmental, AONB, Human Rights and Other Issues

The main matters for consideration in the determination of this application involve an
assessment of the application in relation to the currently applicable housing policy, the effects of
the development on the visual amenity of the streetscene and the potential impact on the
amenities of nearby residents. The LCC County Surveyor has raised no objections from a
highway safety point of view.

PRINCIPLE OF THE DEVELOPMENT
As Committee will be aware, applications for new housing are now determined in accordance
with the Saved Settlement Strategy Policies of the Local Plan which, for this development within

the Settlement Boundary of Clitheroe, is Policy G2. That policy defines as acceptable, the
development of sites within the settlement boundary and outside Green Belt. As the application
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site lies within the boundary and is outside the Green Belt, | consider that it complies with Policy
G2. In addition, as a single dwelling within the Settlement Boundary of Clitheroe, there is no
requirement under the terms of the Affordable Housing Memorandum of Understanding (AHMU)
for the dwelling to be ‘affordable’. This is also agreed with in the wording of Policy L4 of the
RSS, still a material consideration, which states that on sites where less than 15 dwellings are
proposed, no affordable housing element will be required and the proposals will be acceptable
in principle providing they comply with the limits of the development as identified in the saved
settlement hierarchy of the Districtwide Local Plan.

The Local Plan Policies above also however need to be seen in the context of the revised
National Planning Policy Statement 3 (PPS3) para 71 which states that in the absence of a five
year supply of deliverable sites, which is the current position within the Borough, planning
applications for housing should be considered favourably having regard to the wider policies
within the PPS and including criteria in PPS3 para 69. Paragraph 69 states that, in deciding
planning applications. Local Planning Authorities should have regard to, (among other issues):

» The suitability of a site for housing, including its environmental sustainability

= Using land effectively and efficiently and;

= Ensuring that the proposed development is in line with planning for housing objectives
reflecting the need and demand for housing in, and the spatial vision for, the area and does
not undermine wider policy objectives.

In considering suitability in this context the following are considered to be important:

» The location of the site in relation to the settlement and its services and amenities, and
= The scale of the development and subsequent visual impact on the streetscene and nearby
areas.

On this basis, whilst the location of the site is considered entirely suitable, the scale of the
development and its subsequent visual impact are also key factors when considering the
proposal. The proposed development of this site for a dwelling is therefore acceptable in
principle when considered in relation to the current housing policies and guidance.

VISUAL IMPACT, SCALE AND DESIGN

Visually, any development of this site will affect the streetscene and views through the site, and
in order to refuse this development, the harm of a proposal must be demonstrated. The land in
guestion is within the ownership of the Applicant (part of his residential curtilage) and as such
the openness created could be considered artificial, as it is not provided for public benefit,
merely just created by virtue of the original design of the estate. Therefore, its loss is not
considered to be significantly detrimental to the amenities of the streetscene.

The previous scheme for this site proposed a four bedroom detached dwelling, at two storey
across its entire width. The plan ‘Proposed Rear Elevation’ indicates what was originally
proposed, prior to it being withdrawn following adverse comments from the Planning department
as well as from neighbour objections. This new scheme has taken into account some planning
concerns and the dwelling has been significantly reduced mass of dwelling and is considered to
create less of a cramped appearance on site, as well as reducing the potential loss of light
issues by careful design of the roof over the garage. Concerns have still be raised regarding the
layout and scale of the dwelling proposed overdeveloping the site, given the gap of only 800mm
between side boundaries and a garden depth of only 4.5 metres, however having visited and
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assessed the site, the scale of the dwelling is considered to be in proportion with the size of the
site, both in terms of floor area and height, and given the minimal gaps that already existing
between property no’s 33 to 41 and no’s 43 to 51, | do not consider the scheme will create a
cramped development on this site. This is further helped by the position of the dwelling on the
site, set back from the frontages of the adjacent dwellings, and that the height is of the dwelling
is similar to those on Hawthorn Place.

With regards to the design of the dwelling proposed, in relation to nearby dwellings the dwelling
planned sufficiently reflects the design of other dwellings on Hawthorne Place, in light of the
window detailing, materials and roof shape proposed. Hawthorne Place itself is a relatively
modern housing estate, and as such | do not envisage that the dwelling proposed here will
significantly affect the visual aspect of this location within the streetscene.

IMPACT ON RESIDENTIAL AMENITY

There are two main concerns in respect of the proposal impact on residential amenity, and
these are the potential loss of light, and the loss of privacy.

With regards to the potential loss of light, the dwelling this would potentially most affect is no. 41
Hawthorne Place, as this is the dwelling closest to the site. This property has a conservatory to
the rear of the dwelling with an opaque roof and windows in the rear elevation, with a bedroom
window at first floor. The Council's SPG ‘Extensions and Alterations to Dwellings’ notes that
extensions can have an effect on neighbouring properties due to shadows that they cast, and
the closer to neighbours properties, the greater effect this will have. In cases where an
extension (or new dwelling) is perpendicular to the neighbour’s property, the Council will assess
the impact using the methodology produced by the Building Research Establishment (B.R.E.).
In this instance, the Agent has supplied a specific plan indicating the B.R.E. Test in relating to
the two adjacent properties. Having looked at this, visited the site and having carried out my
own assessment, | am satisfied that the new dwelling will not cause a significant loss of light to
either of the adjacent properties, that would detrimentally affect the amenity of the occupiers. In
addition, given the position and orientation of the proposed dwelling on the site in relation to
no’s 41 (to the West) and 43 (to the South East), | do not consider that the development will
cause a significant loss of sunlight to either property that would be significantly detrimental to
the amenity of the occupiers.

With regards to the potential overlooking/loss of privacy caused by the development of this site,
the dwelling proposed includes two windows at first floor on both the front and rear (NE and SW
facing) elevations of the property, with no windows in the side elevations. The guidance
provided within the adopted SPG — “Extensions and Alterations to Dwellings”, advises a
distance of 21m between habitable room windows at first floor, however it also states that
windows at oblique angles may be acceptable and that there may be cases where intervening
land uses mean that the 21 metre distance is less relevant. With regards to the two nearest
properties, no. 41 Hawthorne Place and Ashdown on Eastham Street, the guidance relating to
obliqgue angles comes into play. The closest habitable room windows to those in the new
property will be within the first floor of Ashdown. The distance between the windows is
approximately 15.5m. The position of the dwelling on site and the position of the windows in the
rear elevation, there is considered to be no direct line of sight into any habitable room window
due to the oblique angle at which the new dwelling is positioned and therefore no significant loss
of privacy.
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With regards to the overlooking of garden areas, the new dwelling is set back within the plot to
such an extent that it will marginally be able to see the back 15% of the rear garden of no. 41,
however given the view afforded to no. 39 of the rear garden of no. 41, | do no consider that the
proposal will significantly reduce the existing levels of privacy to an extent where it will impact
on the amenity of the occupiers of this dwelling. In respect to the front garden area of Ashdown,
it is accepted that this will be overlooked, however given the majority of this area is now used as
a parking area for the property, that it is clearly visible from other properties on the street and
that the rear garden provides more than sufficient private amenity space, | do no consider that
the proposal will significantly reduce the existing levels of privacy to an extent where it will
impact on the amenity of the occupiers of this dwelling.

On this basis, given the use of a high level window in the bedroom closest to Ashdown, and the
potential for screen planting along the rear boundary of the site, | do not consider that the
scheme will have a significant detrimental impact on the amenity of the occupiers of the
adjacent dwellings or significantly detract from the enjoyment of the dwellings garden space.

IMPACT ON HIGHWAY SAFETY

With regards to the proposed access to the site and the required parking arrangements, the
LCC County Surveyor has raised no objection in principle to this application on highway safety
grounds noting that the proposed parking (2 x 2 off road spaces) and access arrangements for
the new dwelling is considered satisfactory to accommodate the anticipated movements and
level of vehicular activity associated with a three-bedroom property. Therefore, despite the
concern raised by local residents, there are no objections to the application in principle on
highway safety grounds.

OTHER ISSUES

Aside from other non-material planning considerations raised by nearby neighbours, there is
concern that the amenity space provided to the rear is insufficient, however this is considered to
be a choice of the Applicant and when assessing against the Council's SPG “Extensions and
Alterations to Dwellings” which states that a minimum of 10 sq.m. should be provided, which this
clearly does, | do not consider this to be a concern that would warrant the refusal of this
proposal.

In conclusion, the scheme submitted is considered to comply with the relevant Local, Regional
and National Policies, and whilst | am mindful of the points of objection from nearby neighbours,
the scheme proposed will provide a dwelling that will have no significant impact on the
amenities of nearby neighbours, nor will be to the detriment of the visual qualities of the
streetscene, and is therefore recommended accordingly.

SUMMARY OF REASONS FOR APPROVAL

The proposal has no significant detrimental impact on nearby residential amenity, nor would it
have an adverse visual impact or be to the detriment of highway safety.

RECOMMENDATION: That planning permission be GRANTED subject to the following
condition(s):

1. The development must be begun not later than the expiration of three years beginning with
the date of this permission.
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REASON: Required to be imposed pursuant to Section 91 of the Town and Country
Planning Act 1990.

The permission shall relate to the development as shown on Plan Drawing No’s 7005, 7006,
7007, 7008, 7009, 7010 and the Location Plan.

REASON: For the avoidance of doubt and to ensure that the development is carried out in
accordance with the submitted plans.

Precise specifications and samples of walling and roofing materials and details of any
window and door surrounds including materials to be used shall have been submitted to and
approved in writing by the Local Planning Authority before their use in the proposed works.

REASON: In order that the Local Planning Authority may ensure that the materials to be
used are appropriate to the locality in accordance with Policy G1 of the Ribble Valley
Districtwide Local Plan and the adopted Supplementary Planning Guidance — “Extensions
and Alterations to Dwellings”.

The proposed garage shall not be used for any purpose (including any purpose ordinarily
incidental to the enjoyment of the dwelling house as such) which would preclude its use for
the parking of a private motor vehicle.

REASON: In the interests of visual amenity and to facilitate adequate vehicle parking and/or
turning facilities to serve the dwelling in accordance with Policy G1 of the Ribble Valley
Districtwide Local Plan and the adopted Supplementary Planning Guidance “Extensions and
Alterations to Dwellings”.

The development hereby permitted shall not be commenced until details of the landscaping
of the site, including wherever possible the retention of existing trees, have been submitted
to, and approved in writing by, the Local Planning Authority. The scheme shall indicate, as
appropriate, the types and numbers of trees and shrubs, their distribution on site, those
areas to be seeded, turfed, paved or hard landscaped, including details of any changes of
level or landform and the types and details of all fencing and screening.

The approved landscaping scheme shall be implemented in the first planting season
following occupation or use of the development, whether in whole or part and shall be
maintained thereafter for a period of not less than 5 years to the satisfaction of the Local
Planning Authority. This maintenance shall include the replacement of any tree or shrub
which is removed, or dies, or is seriously damaged, or becomes seriously diseased, by a
species of similar size to those originally planted.

REASON: In the interests of the amenity of the area and to comply with Policy G1 of the
Ribble Valley Districtwide Local Plan.

Notwithstanding the provisions of the Town and Country Planning (General Permitted
Development) Order 2008 (or any Order amending, revoking or re-enacting that Order) any
future extensions and/or alterations to the dwelling including any development within the
curtilage as defined in Schedule 2 Part 1 Classes A to H shall not be carried out without the
formal written consent of the Local Planning Authority.

37



REASON: In the interests of the amenity of the area in accordance with Policy G1 of the
Ribble Valley Districtwide Local Plan.

7. Notwithstanding the provisions of the Town and Country Planning (General Permitted
Development) Order 2008 (or any Order amending, revoking or re-enacting that Order) the
building shall not be altered by the insertion of any window or doorway without the formal
written permission of the Local Planning Authority.

REASON: In order to safeguard nearby residential amenity in accordance with Policies G1
and H10 of the Ribble Valley Districtwide Local Plan and the adopted Supplementary
Planning Guidance — “Extensions and Alterations to Dwellings”.

INFORMATIVES

Ribble Valley BC imposes a charge to the developer to cover the administration, and delivery
costs in providing wheeled bins to each household within a new build property or provision.
Details of current charges are available from the RVBC Contact Centre on 01200 425111.

APPLICATION NO:  3/2011/0714/P (GRID REF: SD 373876 437360)
THREE NON-ILLUMINATED SPONSORSHIP ACKNOWLEDGEMENT SIGNS AT 500MM X
1200MM X 3MM AT JUNCTION OF A59/A671 ACCRINGTON ROAD ROUNDABOUT,
WISWELL

WISWELL PARISH The Councillors strongly object to both of the applications in
COUNCIL: this area, and have made the following comments:

= The signs would cause a serious distraction to drivers
negotiating the roundabout, which already has a history of
accidents.

= There is already a clutter of signs, and any further would
create a visual, unacceptable obscenity.

* |t seems inconceivable that the Highways Authority is in
favour of such a scheme.

WHALLEY PARISH Despite the LCC Principal Engineer stating that the displays

COUNCIL: “are not likely to obscure, or hinder the ready interpretation of
any traffic signs”, it is the Parish Council’'s considered opinion
that motorists will be confused and that erection of such
displays will increase the potential for accidents.

LCC ENVIRONMENT No objection with the proposal having taken into account the

DIRECTORATE standard size and design of the signs, he is satisfied that:
(COUNTY SURVEYOR):
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1. the signs will not compromise the safety of persons using
the highway, and

2. that the displays of the advertisements in question are not
likely to obscure, or hinder, the ready interpretation of any
traffic signs.

And therefore this particular application for advertisement
consent on the highway infrastructure located within the
Borough of Ribble Valley is considered acceptable to LCC.

ADDITIONAL No additional representations have been received.
REPRESENTATIONS:

Proposal

The application seeks advertisement consent for the erection of three 1200mm x 500mm x 3mm
non-illuminated/non-reflective sponsorship acknowledgement signs, that will be mounted on
1250mm x 50mm silver posts. The signs will be positioned a minimum of 1000mm away from
the curb edge, and their total overall height above ground level will be no more than 1000mm.
Consent is sought for a period of five years.

Site Location
The site relates to the Traffic Island at junction of A59/A671 Accrington Road.

Relevant History

3/2009/0599/P - Pole mounted non-illuminated sponsorship acknowledgement signs — Refused.

Relevant Policies

Policy G1 - Development Control.
PPG19 — Outdoor Advertisements.
Town and Country Planning (Control of Advertisements) Regulations 1992.

Environmental, AONB, Human Rights and Other Issues

The application seeks advertisement consent for the erection of three 1200mm x 500mm x 3mm
non-illuminated/non-reflective sponsorship acknowledgement signs, that will be mounted on
1250mm x 50mm silver posts. The signs will be positioned a minimum of 1000mm away from
the curb edge, and their total overall height above ground level will be no more than 1000mm.
Consent is sought for a period of five years. A previous proposal for three larger signs on this
site was previously refused, and this application has been the subject of Pre-Application
discussion.

On this basis, given the simple design of the signs, the size of this roundabout and its relative
visual isolation from nearby residential properties or commercial developments, it is considered
that the visual impact of the introduction of the signs has now been reduced to an acceptable
level.
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Whilst | am mindful of the comments from the Parish Council’s in relation to concerns relating to
highway safety, but this view is not supported by LCC Highways as they consider them to be
acceptable. In visual terms they have a limited and acceptable visual impact on the amenity of
the area. The application is therefore recommended accordingly.

SUMMARY OF REASONS FOR APPROVAL

The proposal has no significant detrimental impact on nearby residential amenity, nor would it
have an adverse visual impact or be to the detriment of highway safety.

RECOMMENDATION: That planning permission be GRANTED subject to the following
condition(s):

1. Any advertisement displayed, and any site used for the display of advertisements, shall be
maintained in a clean and tidy condition to the reasonable satisfaction of the Local Planning
Authority.

REASON: In the interests of visual amenity and in accordance with Policies G1 and S14 of
the Ribble Valley Districtwide Local Plan.

2. Any structure or hoarding erected or used principally for the purpose of displaying
advertisements shall be maintained in a safe condition.

REASON: Required by the Town and Country Planning (Control of Advertisements)
Regulations 1992.

3. Where an advertisement is required under these Regulations to be removed, the removal
shall be carried out to the reasonable satisfaction of the Local Planning Authority.

REASON: Required by the Town and Country Planning (Control of Advertisements)
Regulations 1992.

4. No advertisement shall be sited or displayed so as to obscure, or hinder the ready
interpretation of, any road traffic sign, railway signal or aids to navigation by water or air, or
so as otherwise to render hazardous the use of any highway, railway, waterway or
aerodrome (civil or military).

REASON: Required by the Town and Country Planning (Control of Advertisements)
Regulations 1992.

APPLICATION NO:  3/2011/0716/P (GRID REF: SD 374366 438981)
TWO NON-ILLUMINATED SPONSORSHIP ACKNOWLEDGEMENT SIGNS AT 500MM X
1200MM X 3MM AT JUNCTION OF A59 CLITHEROE BY-PASS/A671 WHALLEY ROAD
ROUNDABOUT

WISWELL PARISH The Councillors strongly object to both of the applications in
COUNCIL: this area, and have made the following comments:
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PENDLETON PARISH
COUNCIL:

LCC ENVIRONMENT
DIRECTORATE
(COUNTY SURVEYOR):

ADDITIONAL
REPRESENTATIONS:

Proposal

» The signs would cause a serious distraction to drivers
negotiating the roundabout, which already has a history of
accidents.

= There is already a clutter of signs, and any further would
create a visual, unacceptable obscenity.

= It seems inconceivable that the Highways Authority is in
favour of such a scheme.

The P.C. objects to this application. None of the Parish
Councillors favoured the two signs at the two locations
suggested, and they do not favour any further signs at the
roundabout at all for the reason of distraction to drivers as
unnecessary.

No objection with the proposal having taken into account the
standard size and design of the signs, he is satisfied that:

e the signs will not compromise the safety of persons using
the highway; and

¢ that the displays of the advertisements in question are not
likely to obscure, or hinder, the ready interpretation of any
traffic signs.

And therefore this particular application for advertisement
consent on the highway infrastructure located within the
Borough of Ribble Valley is considered acceptable to LCC.

No additional representations have been received.

The application seeks advertisement consent for the erection of two 1200mm x 500mm x 3mm
non-illuminated/non-reflective sponsorship acknowledgement signs, that will be mounted on
1250mm x 50mm silver posts. The signs will be positioned a minimum of 1000mm away from
the curb edge, and their total overall height above ground level will be no more than 1000mm.
Consent is sought for a period of five years.

Site Location

The site relates to the Traffic Island at junction of A59/A671 Whalley Road.

Relevant History

3/2009/0597/P - Pole mounted non-illuminated sponsorship acknowledgement signs — Refused.

Relevant Policies

Policy G1 - Development Control.
PPG19 — Outdoor Advertisements.
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Town and Country Planning (Control of Advertisements) Regulations 1992.

Environmental, AONB, Human Rights and Other Issues

The application seeks advertisement consent for the erection of two 1200mm x 500mm x 3mm
non-illuminated/non-reflective sponsorship acknowledgement signs, that will be mounted on
1250mm x 50mm silver posts. The signs will be positioned a minimum of 1000mm away from
the curb edge, and their total overall height above ground level will be no more than 1000mm.
Consent is sought for a period of five years. A previous proposal for three larger signs on this
site was previously refused, and this application has been the subject of Pre-Application
discussion.

On this basis, given the reduction in the number of signs, the simple design of the signs, the
size of this roundabout and its relative visual isolation from nearby residential properties or
commercial developments, it is considered that the visual impact of the introduction of the
signs on this Island has now been reduced to an acceptable level.

Whilst | am mindful of the comments from the Parish Council’s in relation to concerns relating to
highway safety, but this view is not supported by LCC Highways as they consider them to be
acceptable. In visual terms they have a limited and acceptable visual impact on the amenity of
the area. The application is therefore recommended accordingly.

SUMMARY OF REASONS FOR APPROVAL

The proposal has no significant detrimental impact on nearby residential amenity, nor would it
have an adverse visual impact or be to the detriment of highway safety.

RECOMMENDATION: That planning permission be GRANTED subject to the following
condition(s):

1. Any advertisement displayed, and any site used for the display of advertisements, shall be
maintained in a clean and tidy condition to the reasonable satisfaction of the Local Planning
Authority.

REASON: In the interests of visual amenity and in accordance with Policies G1 and S14 of
the Ribble Valley Districtwide Local Plan.

2. Any structure or hoarding erected or used principally for the purpose of displaying
advertisements shall be maintained in a safe condition.

REASON: Required by the Town and Country Planning (Control of Advertisements)
Regulations 1992.

3. Where an advertisement is required under these Regulations to be removed, the removal
shall be carried out to the reasonable satisfaction of the Local Planning Authority.

REASON: Required by the Town and Country Planning (Control of Advertisements)
Regulations 1992.

4. No advertisement shall be sited or displayed so as to obscure, or hinder the ready
interpretation of, any road traffic sign, railway signal or aids to navigation by water or air, or
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so as otherwise to render hazardous the use of any highway, railway, waterway or
aerodrome (civil or military).

REASON: Required by the Town and Country Planning (Control of Advertisements)
Regulations 1992.

APPLICATION NO: 3/2011/0719/P (GRID REF: SD 374177 442539)
OUTLINE APPLICATION FOR THE ERECTION OF 3 DETACHED DWELLINGS AT LAND
OFF RIBBLESDALE AVENUE, CLITHEROE

TOWN COUNCIL: No representations have been received.

ENVIRONMENT Has no objection in principle to this outline application on
DIRECTORATE highway safety grounds. The shared access proposed for
(COUNTY SURVEYOR): plots 1 and 2 is shown as 7.0m wide. For this shared access

to operate safely, | would recommend some form of delineation
to identify the point of access to plot 1 and to plot 2. However,
this can be retained as a reserved matter should the Planning
and Development Committee be minded to grant outline

permission.
UNITED UTILITIES: No objection to the proposed development.
ADDITIONAL A letter has been received from the owner/occupier of a
REPRESENTATIONS: dwelling at the rear of the site who objects to the proposal as it

will result in an intrusion of his privacy. He states that any
property other than a bungalow would have a view into his
living accommodation.

A letter has been received from the owners/occupiers of
another dwelling at the rear of the site who do not object to the
proposal but wish to see the retention of the mature planting on
their boundary with the application site; and they ask that the
single storey nature of their property and their rear
conservatory be taken into account when positioning windows
in the new development.

Proposal

The application seeks outline permission for 3 detached dwellings. Only the layout and means
of access are to be considered at this stage with the matters of appearance, landscaping and
scale reserved for consideration at Reserved Matters application stage.

With regards to “layout” the front elevations of all three dwellings will be parallel to Ribblesdale
Avenue, although the position of the dwellings is relative to that front boundary of the site varies.
The front elevation of Plot 1 is approximately 10m away from the front boundary; on Plot 2 that
distance is approximately 9.5m; and on Plot 3 it is approximately 5m. The length of the rear
garden on Plot 1 measures between 13.2m and 14m; the rear garden on Plot 2 is approximately
14m long for half of its width and approximately 5.3m for the other half; the rear garden on Plot
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3 is approximately 10.4m long (although this plot has substantial gardens to both sides of the
dwelling).

The proposed means of access is in the form of a shared drive with parking and turning facilities
for Plots 1 and 2 with an individual drive serving Plot 3. Both drives are onto Ribblesdale
Avenue.

Although the matter of “scale” is not submitted for consideration in this outline application, the
submitted plans shows that Plots 1 and 2 would both have footprints of 12m x 9m and the house
on Plot 3 would be 12m x 12m.

Although there is reference is the Design and Access Statement to two and a half storey
buildings, the applicants agent has agreed that the dwellings will be only two storeys with an
eaves height of approximately 5m. The ridge height will be dependent upon the angle of pitch,
but should not exceed 9m.

Site Location

The application site comprises detached garden areas on the western side of Ribblesdale
Avenue. The gardens are long established with areas of lawn, shrubs, plants, garden buildings
and fruit trees. There is presently only pedestrian access to the site. The perimeter of the site
is bounded by a substantial hedge. The site slopes gradually from east to west.

The site is surrounded by residential development. The gardens abut Ribblesdale Avenue on
the east side and the vehicle access to 3 houses to the north. The rear gardens of the dwellings
on Duncroft Court adjoin the site to the west. To the south, the site abuts a modern property
that was constructed in what was the former garden to the house, Westwood.

The land slopes downwards from east to west. The houses on the east side of Ribblesdale
Avenue are substantial 3-storey red brick properties with blue slate roofs that were constructed
in the early 20™ century. The adjoining modern house to the south of the site is 2-storeys in
height and is a brick and render construction with concrete roof tiles. That property is similar in
design to the modern houses to the west of the site on the Knunck Knowles estate. Ribblesdale
Avenue serves several houses and is adopted across the front of the site, and it also gives
access to Moorland School further to the north.

The site is within the settlement boundary of Clitheroe in the Local Plan.

Relevant History

6/2/2013 — Outline application for residential development on part of the current application site.
Outline permission granted in December 1972.

Relevant Policies

Policy G1 - Development Control.
Policy G2 - Settlement Strategy.
PPS3 — Housing.
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Environmental, AONB, Human Rights and Other Issues

The matters for consideration in the determination of this application are the principle of the
development and effects upon visual amenity, the amenities of nearby residents and highway
safety.

Principle of Development

The Council presently has a 3.3 year supply of deliverable housing land (most up to date
monitoring information dated 1 October 2011). Paragraph 71 of PPS3: Housing states that
where LPA's cannot demonstrate and up to date 5-year supply of deliverable sites, they should
consider favourably planning applications for housing having regard to the policies in PPS3
including the considerations in paragraph 69.

Paragraph 69 states that, in deciding planning application, LPA's should have regard to:

achieving high quality design;

ensuring developments achieve a good mix of housing;

the suitability of a site for housing, including its environmental sustainability;

using land effectively and efficiently;

ensuring the proposed development is in line with planning for housing objectives.

An important consideration in assessing proposed housing developments is bullet point 3 of
paragraph 69 (as above) which relates to the need for LPA's to have regard to the suitability of a
site for housing, including its environmental sustainability, as well as bullet point 5, which
requires that development is in line with planning for housing objectives.

This application site is within the settlement boundary of Clitheroe which is designated in the
Local Plan as a main settlement. Policy G2 states that development will be directed towards
land within the main settlement boundaries. The proposal therefore, not only satisfies the
advice in PPS3 concerning sustainability, but it is also in line with planning for housing
objectives as evidenced by its compliance with Settlement Strategy Policy G2.

The proposed development is therefore acceptable in principle.
As the application is for less than 10 dwellings, and is within the settlement boundary of
Clitheroe, the Affordable Housing Memorandum of Understanding does not require affordable

housing to be provided on this site.

Visual Amenity

As the application is in outline, precise details of the design and external materials of the
dwellings are not known at this stage. The erection of 3 detached 2-storey houses on the site
will, however, result in a density and a general form of development that is in keeping with the
locality. As such, and with appropriate care in relation to design and external materials at
reserved matters application stage, the proposal would not, in my opinion, detract from the
appearance or character of the locality.

45



Amenities of Nearby Residents

As this is an outline application, the precise position of windows in the dwellings is not known at
this stage.

The dwellings are, however, sited so that a separation distance of 21m between main elevations
on the proposed dwellings and main elevations of directly facing existing dwellings is either met
or exceeded in all cases.

The dwellings potentially most affected by the development are the relatively modern 2-storey
houses (no’s 6, 8 and 10) and bungalow (no 12) in Duncroft Close at the rear of the site. These
properties are presently separated from the site by a very substantial hedge which, if retained,
would increase the level of privacy afforded to the occupiers of the existing dwellings and also
the future occupiers of the proposed dwellings. However, the applicant’s agent considers that
any conditions to require the retention of this hedge or the similar substantial hedges on the
other site boundaries would impose a maintenance liability on the site. As the proposal will
satisfy the normally required privacy distances, such conditions could not, in my opinion, be
justified.

Even if the hedges are removed, the proposal remains acceptable with regards to the effects
upon the amenities of nearby residents.

Highway Safety

The County Surveyor has no objection in principle to this application on highway safety grounds
subject to a minor alteration to the proposed shared access for plots 1 and 2 that can be the
subject of an appropriate condition.

Therefore, having carefully assessed all of the above, | am of the opinion that there are no
sustainable objections to the proposed development.

SUMMARY OF REASONS FOR APPROVAL

The proposed development would not have any seriously detrimental effects upon visual
amenity, the amenities of nearby residents or highway safety.

RECOMMENDATION: That outline planning permission be GRANTED subject to the following
conditions:

1. This outline permission shall relate to the proposal as shown on drawing number TRI-0648-
06.

REASON: For the avoidance of doubt and to ensure compliance with the submitted plans.
2. Application for approval of reserved matters must be made not later than the expiration of 3
years beginning with the date of this permission and a development must be begun not later

than whichever is the latter of the following dates:

(a) the expiration of 3 years from the date of this permission; or
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(b) the expiration of 2 years from the final approval of the reserved matters, or in the case of
approval on different dates, the final approval of the last such matter to be approved.

REASON: In order that the Local Planning Authority shall be satisfied as to the details and
because the application was made for outline permission and to comply with Policy G1 of
the Ribble Valley Districtwide Local Plan.

3. Detailed plans indicating the design and external appearance of the buildings, landscape
and boundary treatment, parking and manoeuvring arrangements for vehicles, including a
contoured site plan showing existing features, the proposed floor slab level and driveway
level (called the reserved matters) shall be submitted to and approved by the Local Planning
Authority before development commences. The submitted plans and details shall include, in
relation to the proposed shared drive, some form of delineation to identify the point of
access to Plot 1 and to Plot 2, any dwellings that are two storeys high (not 2¥ storeys as
referred to in the Design and Access Statement) with an eaves height of approximately 5m
and a ridge height not exceeding 9m.

REASON: To comply with Policy G1 of the Ribble Valley Districtwide Local Plan and in order
that the Local Planning Authority should be satisfied as to the details and because the
application was made for outline permission.

APPLICATION NO: 3/2011/0753/P (GRID REF: SD 370657 441076)
PROPOSED COW HANDLING BUILDING AT WITHGILL FARM, WITHGILL FOLD, WITHGILL,
CLITHEROE

PARISH COUNCIL: No representations have been received.

ENVIRONMENT No representations have been received.
DIRECTORATE
(COUNTY SURVEYOR):

ENVIRONMENT AGENCY: Has no objections in principle to the application but wish to
make the following comments:

The supporting statement with the application states that the
purpose of the building is for marshalling cows prior to milking.
It is understood that the handling building will not facilitate any
further increase in stock numbers. If the proposal involved any
increase in the number of dairy cows handled at this site, then
we would need further information as to the potential increase
in the volume of waste generated. Surface water run-off from
the proposed building should be kept separate from the
existing foul drainage system.

The Environment Agency recommends the imposition of a
condition relating to surface water drainage works, and an
advisory note concerning compliance with anti-pollution
legislation.
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ADDITIONAL
REPRESENTATIONS:

Proposal

Sixteen letters have been received from individual residents of
Ribble Valley and from a number of fishing and conservation
groups/associations. Objections are made to the application
on the following grounds:

1.

Withgill Farm has caused serious pollution problems in
the past, has received cautions from the Environment
Agency, and continues to pollute local watercourses.
Bashall Brook is already devoid of fish life due to
effluents from this farm. The River Ribble suffers algae
and weed growth that is harmful to fishing. Increased
slurry spreading from this farm could be harmful to the
health of children bathing in the River at Edisford
Bridge. This proposal (although, in itself relatively
minor) could facilitate a further increase in the size of
the herd and with it, an increase in the level of pollution.
No further development should be allowed until existing
pollution has ceased.

It is incorrectly stated on the application forms (question
13) that the proposal will not impact upon protected and
priority species for designated sites important to
habitats or other biodiversity features.

Odour nuisance from slurry spreading.
Mud and effluent on local roads.

Traffic associated with this farm extends into Clitheroe
where tractors towing slurry tankers are often seen.

This farm has wide ranging impacts upon Clitheroe and
the Ribble Valley in respect of potential for local
employment, impact upon local farms, tourism and
leisure.

Permission is sought for a portal framed open sided building with an internal gated system to
hold and marshal cattle awaiting milking. The part of the building enclosed by the fences and
gates would measure 22.5m x 5m. Due to overhanging eaves to provide more protection from
the elements, however, the overall dimensions of the roof would be 23.5m x 7m. The highest
part of the shallow single slope roof would be 2.6m.

Just one end elevation of the building would be enclosed with a concrete retaining wall to 0.8m
high with Yorkshire boarding above. Both sides and the other end would be open and the roof
would be corrugated steel sheets.
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Site Location

The agricultural holding of Withgill Farm extends to approximately 350 hectares of meadowland.
The complex of agricultural buildings and dwellings (which is presently the base for a milking
herd of 1,500 cows) is situated in the open countryside between Clitheroe and Chaigley. These
agricultural buildings and dwellings are located at the end of a track some 150m to the east of
the highway, Whalley Road, that serves the site. The residential development at Withgill Fold
(formed through the conversion of the traditional buildings originally belonging to this farm) is
situated to the south-west of the farm buildings complex and is served by a separate access
road.

The milking parlour is within a building at the southern end of the farm complex. To the north of
this building, and running from south to north, are four existing cow barns. Planning permission
has been granted for a fifth barn to be sited to the north of the existing northernmost barn, thus
continuing the existing layout (3/2010/0747/P). The recently approved barn will measure 138m
X 28.8m with an eaves height of 3.5m and a ridge height of 6.5m. This is the same size/height
as two of the existing barns.

The building proposed in this application would be sited in the group between the milking
parlour building and the southernmost of the existing cow barns.

Relevant History

3/1993/0796/P — New herdman’s cottage. Approved.

3/1999/0166/P — Four new agricultural buildings, new dairy facilities, new store, new farm road
and associated landscaping and external works. Approved with conditions.

3/2005/0465/P — Covered midden. Approved.
3/2005/1011/P — Farm worker’s dwelling. Approved.

3/2006/0213/P — Expansion of existing dairy cow accommodation by extending two of the
existing barns, replacement slurry storage, and associated landscaping. Approved.

3/2007/0266/P — Farm worker’s dwelling, substitution of house type. Approved.

3/2007/0362/P — Retention of five agricultural workers caravans and screen fencing. Approved
for a temporary period expiring on 31 July 2010.

3/2008/0006/P — Construction of an agricultural worker's dwelling to replace five agricultural
workers caravans. Approved subject to the removal of the existing caravans.

3/2008/0129/P — Replacement dry feed store. Approved.
3/2008/0731/P — Change of agricultural worker’s house type and alterations to siting. Approved.

3/2008/0749/P — Replacement of dry cow building and store with a new portal framed building.
Approved.
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3/2010/0747/P — Proposed cow building, earth mound and landscaping. Approved with
conditions.

3/2011/0281/P — Application for the discharge of three n° conditions on planning permission
3/2010/0747/P. Approved.

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV2 - Land Adjacent to Area of Outstanding Natural Beauty.
Policy ENV13 - Landscape Protection.

PPS7 — Sustainable Development in Rural Areas.

Environmental, AONB, Human Rights and Other Issues

Before considering the planning merits of this current application, | consider it appropriate to
refer to the Council's consideration of previous application 3/2010/0749/P. That application
sought permission for a cow building that would accommodate a total of 540 cows, comprising
270 additional milk cows and 270 dairy cows that would be relocated from the nearby Bashall
Barn. In relation to that application, the Environment Agency confirmed that it had no objections
subject to conditions (relating to the provision and management of compensatory habitat; the
approval and implementation of a scheme for the disposal of foul and surface water; and the
approval and implementation of a manure management plan) and a number of advisory notes.
The Environment Agency considered that, subject to compliance with their recommended
conditions, and by following the appropriate DEFRA Guidance, the proposed development
would not cause any pollution problems as feared by some of the persons who had expressed
objections to that previous proposal.

Details required by the conditions requested by the Environment Agency were submitted as part
of discharge of conditions application 3/2011/0281/P. Following a number of
amendments/additions to the submitted information at the request of the Environment Agency,
those details were considered by the Environment Agency to be satisfactory. Insofar as the
details are concerned, the conditions have therefore been discharged. The Environment
Agency therefore remains of the opinion that, through the implementation of the approved
details, the proposed building to house 540 cows would not cause any pollution problems.

The majority of the objections to this current application are from fishing and conservation
bodies (or from individual members from those bodies) on the grounds of the proposal
exacerbating alleged existing pollution problems caused by this farm. This application,
however, is for a relatively small building that will not house any cattle. It is only required to
maximise the efficiency of the overall farming operation by constructing this building close to the
milking parlour to improve the marshalling of the cows at they line up for milking.

The Environment agency has confirmed that the proposal does not involve an increase in stock
numbers but, if it had, they would have required more information regarding the potential
increase in the volume of waste generated.

A comment is made in some of the objection letters that the answer “no” given to the three

sections of question 13 on the application form is incorrect. “No”, however is the correct answer
because this development does not adversely affect protected and priority species; designated
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sites, important habitats or other biodiversity features; or features of geological or conservation
importance.

There is therefore no sustainable reason for refusal of this application that relates to the issue of
pollution or harm to the environment.

The problems alleged in some of the objection letters relating to mud/effluent on local roads and
farm traffic and local roads would not be in any way exacerbated by this proposed development.

The next relevant consideration concerns the effects of the proposed building on visual amenity.
The proposed building is, however, much smaller and lower than the buildings that is to be sited
between. The proposal would not therefore have any detrimental effects upon the visual
amenities of the locality.

Due to its small size, its intended use and its location, it is not considered that the proposed
building would have any detrimental effects upon the amenities of nearby residents. None of
the letters of objection to this application were received from residents of Withgill Fold.

The proposal would not have any effects on traffic generated to/from the site. There is therefore
no highway safety objection to the application. Overall, there are therefore no sustainable
objections to what is a relatively minor proposal within the context of Withgill Farm.

SUMMARY OF REASONS FOR APPROVAL

The proposed building would not have any detriment effects upon visual amenity, the amenities
of nearby residents or highway safety.

RECOMMENDATION: That planning permission be GRANTED subject to the following
condition(s):

1. The development must be begun no later than the expiration of three years beginning with
the date of this permission.

REASON: Required to be imposed in pursuance to Section 91 of the Town and Country
Planning Act 1990.

2. This permission shall relate to the proposal as shown on drawing number BARN/20DWGO02.
REASON: For the avoidance of doubt and to ensure compliance with the submitted plans.

3. No development approved by this permission shall be commenced until a scheme for the
provision of surface water drainage works has been approved by the Local Planning

Authority. The scheme shall be completed in accordance with the approved plans.

REASON: To ensure a satisfactory means of drainage and to comply with Policy G1 of the
Ribble Valley Districtwide Local Plan.

NOTE(S):

The proposed development must comply with the terms of The Water Resources (Silage, Slurry
and Agricultural Fuel Oil) Regulations 2010. The proposals must fully comply with the DEFRA
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Guidance document “Protecting Our Water, Soil and Air: A Code for Good Agricultural Practice
for Farmers, Growers and Land Managers”.

APPLICATION NO:  3/2011/0763/P (GRID REF: SD 372623 436815)
PROPOSED TWO-STOREY EXTENSION TO THE REAR FORMING GROUND FLOOR
TREATMENT ROOMS AND FIRST FLOOR OFFICE SPACE INCLUDING A DORMER
WINDOW AND TWO ROOF LIGHTS. REPLACEMENT SHOP FRONT, REINSTATEMENT OF
WINDOW TO MOOR LANE ELEVATION AND INSTALLATION OF ONE ROOF LIGHT TO
EXISTIING ROOF AT DEEP BEAUTY SALON, 76 MITTON ROAD, WHALLEY.

PARISH COUNCIL: No objection.

ENVIRONMENT No objection to the application on highway safety grounds.

DIRECTORATE (COUNTY There is no reason to anticipate that the proposed

SURVEYOR): development will generate a level of additional vehicular
activity that will result in significant additional on street parking
activity.

ADDITIONAL One letter has been received from a neighbouring resident

REPRESENTATIONS: who wishes to raise the following objections:

¢ Increased traffic/parking/congestion on Moor Lane.
e Impact upon highway safety.
¢ Noise disturbance during build works.

Proposal

Consent is sought to erect a two-storey rear extension to the existing commercial premises
measuring 5.7m x 7.6m x 7.3m in height to the ridge constructed of materials to match those of
the existing building. Additions to the extension include the installation of a rooflight to the
northern roofslope of the extension and the erection of a flat-roofed dormer projecting 1.9m from
the roofslope, 4.7m in length and 1.6m in height. Three windows are proposed at ground floor
level to the northern elevation of the extension fronting Moor Lane. Two rooflights are proposed
to the far eastern side of the southern roofslope to the extension and a window is proposed at
ground and first floor level to the rear. Alterations to the existing building include the re-
instatement of a blocked window to the northern elevation of the building and the straight
replacement of the existing timber framed shopfront with no alteration to the design.

Site Location

The property is a detached building lying at the junction of Mitton Road and Moor Lane outside
the settlement limit of Whalley within land designated as open countryside.

Relevant History

None
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Relevant Policies

Policy G1 — Development Control
Policy ENV3 — Development in Open Countryside

Environmental, AONB, Human Rights and Other Issues

Matters for consideration are the visual impact of the proposal upon the street scene and the
potential impact on neighbouring residential amenity.

In terms of visual impact | consider that the scale, size and design of the proposed extension is
acceptable in principle. The design has sought to ensure that it compliments, and does not
subsume the main premises. The flat-roofed dormer extension will add a new design feature to
the building, but it is considered that the size will not dominate the rooflsope and flat-roofed
dormer extensions are common within the locality. Therefore the visual impact of the dormer
upon the appearance of the building and street scene will be minimal.

With regards to potential impact upon the amenity of neighbouring residents | note that only one
objection has been received from a resident not immediately affected by the proposal to the side
and rear. In any event it is considered that the proposal will not unduly affect the availability of
light to neighbouring properties or impede upon privacy to neighbours. The distance between
the windows to the rear elevation of the proposal and the rear elevation of the property directly
facing the extension is 22 metres. This distance should ensure that any impact upon the
amenity of residents to this neighbouring property will be minimal. In addition, windows to the
dormer extension will not directly overlook properties to the north of the premises and there is
an intervening distance of 20 metres between them.

The proposed rear extension will result in an extension to the north of the adjacent two-storey
detached property to the south of the premises, which has an existing single storey rear
extension. As the built form to the proposal is single storey in nature with a hipped roof, which
will slope away from the property it is considered that the proposal will not significantly result in
loss of light to the rear of this neighbouring property.

With regards to increased parking and congestion the premises has been in commercial use as
a beauty salon for some time and was previously occupied as a convenience store. Thus there
are already a number of traffic movements and general comings and goings associated with its
use. The Highway Engineer has not expressed any concerns over increased traffic and | do not
believe that movements associated with this business would be so significantly different from
that of the present one to adversely impact on neighbouring amenity.

Therefore, in consideration of the above | do not consider this application would cause a
significant detrimental impact on the visual amenity of the area or on the residential amenity of
the occupiers of the surrounding properties. As such, the application is recommended
accordingly.

SUMMARY OF REASONS FOR APPROVAL

The proposal has no significant detrimental impact on nearby residential amenity nor would it
have an adverse visual impact or be to the detriment of highway safety.
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RECOMMENDATION: That planning permission be GRANTED subject to the following
condition(s):

1. The development must be begun not later than the expiration of three years beginning with
the date of this permission.

REASON: Required to be imposed pursuant to Section 91 of the Town and Country
Planning Act 1990.

2. This permission shall relate to Drawing No. A.200 in relation to the existing floor plans and
elevations and Drawing No. A.100 in relation to the proposed floor plans and elevations.

REASON: For the avoidance of doubt and to ensure that the development is carried out in
accordance with the submitted plans.

3. Precise specifications or samples of walling and roofing materials and details of any surface
materials to be used including their colour and texture shall have been submitted to and
approved by the Local Planning Authority before their use in the proposed works.

REASON: In order that the Local Planning Authority may ensure that the materials to be
used are appropriate to the locality in accordance with Policy G1 and ENV3 of the Ribble
Valley Districtwide Local Plan.

NOTE:

The applicant’s attention is drawn to the actions, methods and timings included in the mitigation
notes attached to ‘Bat Surveys — Guidance Note for Planning Departments’ dated the 21° of
September 2011. In the event that any bats are found or disturbed during any part of the
development work shall cease until further advice has been sought from a licensed ecologist.

APPLICATION NO:  3/2011/0775/P (GRID REF: SD 375495 446872)
APPLICATION FOR DISCHARGE OF PLANNING OBLIGATION RESTRICTING THE
BUILDING AS A HOLIDAY COTTAGE AT LANESIDE FARM, GRINDLETON

Proposal

Consent is sought to discharge the provisions of a legal agreement that covers a detached
building used as an existing workshop and holiday let at Laneside Farm. The Agreement
outlines that the holiday cottage should not be occupied or let to any one person or groups of
persons for a continuous period of more than three months in a calendar year, that it should not
be used as permanent accommodation and that a monitoring report be provided to the Council
detailing lettings.

Site Location
Laneside Farm comprises of the original farmhouse with two-gated access points off the main

road and attached converted barn (not in the applicants ownership). The property is located 0.4
miles north of the main settlement of Grindleton within an Area of Outstanding Natural Beauty.

54



The building that is the subject of this application is sited to the south-west of the applicants
property.

Relevant History

3/2003/0209/P — Convert existing workshop building into holiday cottage and workshop —
Approved with conditions 8 September 2003.

3/2011/0556 — Application for the variation of Condition 2. and removal of Condition 3. of
planning consent 3/2003/0209/P, to allow the building to be used as a Granny annex —
Approved with conditions 14 October 2011.

Relevant Policies

Policy G1 — Development Control

Policy ENV1 — Area of Outstanding Natural Beauty

Policy G5 — Settlement Strategy

Policy H9 — Extended Family Accomodation

Policy H15 — Building Conversions — Location

Policy H16 — Building Conversions — Building to be Converted
Policy H17 — Building Conversions — Design Matters

Policy H23 — Removal of Holiday Let Conditions

Environmental, AONB, Human Rights and Other Issues

Members approved an application at the October meeting (Appn. 3/2011/0556) for the variation
of Condition 2. and removal of Condition 3. of planning consent 3/2003/0209P, to allow the
building at Laneside farm, which is the subject of this application, to be used as a Granny
annex. The text of this report gave a full explanation as to why allowing the building to be used
as a granny annex is considered to comply with the requirements of saved policies within the
Ribble Valley Districtwide Local Plan. In addition, to satisfy concerns raised by the Parish and a
neighbouring resident with regards to the future occupancy of the building, Condition 2. of the
application was varied so that the use of the building was restricted to that of a family member
and could not be sold or occupied as a separate residential unit. Therefore it was considered
that the removal of Condition 3. from application 3/2003/0209 in relation to the Section 106
agreement was acceptable and necessary to allow the use of the building as a granny annex.

This application is the next step in formally revoking the Section 106 agreement by way of a
deed of release. As the principle of revoking the Section 106 agreement has already been
established as acceptable in planning policy terms | therefore recommend the application
accordingly.

SUMMARY OF REASONS FOR APPROVAL

The proposal has no significant detrimental impact on nearby residential amenity nor would it
have an adverse visual impact or be to the detriment of highway safety.

RECOMMENDATION: That the application be GRANTED and the Section 106 Agreement be
formally revoked.
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APPLICATION NO:  3/2011/0832/P (GRID REF: SD 374803 442520)
PROPOSED CONSTRUCTION OF A FRONT PORCH AT 3 WARWICK DRIVE, CLITHEROE.

PARISH COUNCIL: No objection.
ADDITIONAL No observations received.
REPRESENTATIONS:

Proposal

Consent is sought to construct a hipped roof porch extension to the front elevation of the
property measuring 2m x 2.6m x 3.5m in height to the ridge constructed of materials to match
those of the main property.

Site Location

This is a semi-detached property that fronts Warwick Drive, off Chatburn Road within the main
settlement of Clitheroe.

Relevant History

None.

Relevant Policies

Policy G1 — Development Control
Policy H10 — Residential Extensions
Policy SPG — “Extensions and Alterations to Dwellings”

Environmental, AONB, Human Rights and Other Issues

Members should note that the application has been taken to committee as the Council employs
one of the applicant’s.

Matters for consideration are the visual impact of the proposal upon the street scene and the
potential impact on neighbouring residential amenity.

In terms of visual impact | consider that the scale, size and design of the proposed porch
extension is appropriate and will be viewed as a subservient addition to the main property. The
extension will also reflect proposals of similar size and design, which have been constructed on
neighbouring properties.

As the extension does not serve a habitable room any impact upon the amenity of neighbouring
residents will be minimal.

Therefore, in consideration of the above | do not consider this application would cause a
significant detrimental impact on the visual amenity of the area or on the residential amenity of
the occupiers of the surrounding properties. As such, the application is recommended
accordingly.
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SUMMARY OF REASONS FOR APPROVAL

The proposal has no significant detrimental impact on nearby residential amenity nor would it
have an adverse visual impact.

RECOMMENDATION: That planning permission be GRANTED subject to the following
condition(s):

1. The development must be begun not later than the expiration of three years beginning with
the date of this permission.

REASON: Required to be imposed pursuant to Section 91 of the Town and Country
Planning Act 1990.

2. This permission shall relate to Drawing No. SJ/2011/01 in relation to the existing site plan
and elevations and Drawing No. SJ/201/02 in relation to the proposed floor plan and
elevations.

REASON: For the avoidance of doubt and to ensure that the development is carried out in
accordance with the submitted plans.

NOTE:

The applicant’s attention is drawn to the consultation response from United Utilities, who advise
that due to the Private Sewers Transfer not all sewers are currently shown on the statutory
records. As a result, the development may fall within the required access strip of a public sewer;
therefore the applicant is advised to contact a Building Control Body at an early stage, to
discuss this matter further.

APPLICATION NO:  3/2010/0937/P (GRID REF: SD 366158 438177)
PROPOSED WIND TURBINE ON FREESTANDING 15M HIGH MAST ON LAND AT
CARLINGHURST FARM, HUNTGINDON HALL LANE, DUTTON

PARISH COUNCIL: No representations have been received.

LCC SENIOR LANDSCAPE Initially had concerns about the inadequacy of the details and

ARCHITECT: information submitted with the application in order that the
effects of the proposed turbine on the Area of Outstanding
Natural Beauty could be fully and properly assessed.

Further information was submitted on two occasions, and the
Senior Landscape Architect also had a meeting at the site with
the planning application case officer, the applicant and his
agent. Following that site meeting, an amended plan was
received on 24 October 2011 showing additional screen
planting.
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ADDITIONAL
REPRESENTATIONS:

Subject to the planting shown on the amended plan, the Senior
Landscape Architect considers that ‘the landscape and visual
impacts of the proposed wind turbine would be deemed
acceptable’. Conditions requiring more detail of the species,
size etc of the trees and outlining a five year maintenance
programme would, however, be required.

A letter has been received from a planning consultant on behalf
of a local resident in which objections are made to the
application on the following grounds:

1.

There are about six houses within 300m of the
proposed location for the turbine.

The modern structure will be visible from many
viewpoints, some of which, such as Whalley Nab and
Mellor, are quite distant from the site.

The structure would be 22m tall to the top of the blades
and the Design and Access Statement does not contain
any evaluation of its impact upon residents and walkers
either locally or at further distances.

The noise data submitted with the application is
inadequate as it is not specifically related to the
application site.
There is no justification of need except to generate
personal power.

As the site is within the AONB it needs special
justification which has not been submitted.

National Policy Statement 22: Renewable Energy 2004
states that planning permission for wind turbines in an
AONB ‘should only be granted where it can be
demonstrated that the objectives of designation of the
area will not be compromised by the development, and
any significant adverse effects on the quality for which
the area has been designated are clearly outweighed
by the environmental, social and economic benefits’.

The proposal does not satisfy the requirements of Local
Plan Policies G1 Development Control, ENV1 Area of
Outstanding Natural Beauty, ENV24 Renewable Energy
and ENV26 Wind Energy.

The designation as AONB is one of the highest
landscape designations nationally. The LCC
Landscape Sensitive to Wind Energy Development in
Lancashire states at paragraph 1.8 ‘high sensitivity
indicates that the characteristics of that landscape will
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generally be such that wind energy developments will
not be appropriate within that Landscape Character
Area.

10. In a similar case in Waddington in 2008, permission
was refused and the subsequent appeal was dismissed.

Proposal

Permission is sought for a 3 blade 15kw wind turbine on a freestanding 15m high mast.
Including the blades, the maximum height of the structure would be 22m. The blades would be
of fibre glass construction and the mast would be steel, both of which would be light grey in
colour.

Site Location

Carlinghurst Farm is a long established 400 acre farm, the complex of buildings for which is at
the end of a long access track at the eastern side of Huntingdon Hall Lane, Dutton within the
Forest of Bowland Area of Outstanding Natural Beauty. Within the complex of buildings, there
is an original farmhouse, two additional more modern dwellings (within the same family
ownership), a traditional stone built barn and numerous modern agricultural buildings.

The proposed turbine would be locatedon the edge of a field (upon which there is a hedge and
numerous hedgerow trees) approximately 150m to the south west of the farmhouse at
Carlinghurst Farm. The two other properties within the same family ownership, Spring Cottage
and Rye Hill Cottage would be approximately 182m and 187m respectively away from the
proposed location of the turbine. The nearest residential properties in separate ownership are a
group of three dwellings (Nook Farm, Lane Ends, and Lane Ends Cottage) to the north west of
the proposed position of the turbine. Those properties are, respectively approximately 246m,
251m and 265m away from the proposed position of the turbine.

Relevant History

Although there have been numerous previous planning applications relating to the farm
buildings complex at Carlinghurst Farm, none are considered to be of any relevance to this
current application.

Relevant Policies

Policy G1 - Development Control.

Policy G8 — Environmental Considerations.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy ENV24 — Renewable Energy.

Policy ENV25 — Renewable Energy.

Policy ENV26 — Wind Energy.

PPS22 — Renewable Energy.

Companion Guide to PPS22 ‘Planning for Renewable Energy’.
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Environmental, AONB, Human Rights and Other Issues

The considerations to be made in the determination of this application relate to the principle of
the development and the effects of the proposed turbine upon visual amenity and the amenities
of nearby residents.

PRINCIPLE OF DEVELOPMENT

Within Planning Policy Statement 22: Renewable Energy it states that “In sites with nationally
recognised designations (Sites of Special Scientific Interest, National Nature Reserves, National
Parks, Areas of Outstanding Natural Beauty, Heritage Coasts, Scheduled Monuments,
Conservation Areas, Listed Buildings, Registered Historic Battlefields and Registered Parks and
Gardens) planning permission for renewable energy projects should only be granted where it
can be demonstrated that the objectives of designation of the area will not be compromised by
the development, and any significant adverse effects on the qualities for which the area has
been designated are clearly outweighed by the environmental, social and economic benefits.
Small-scale developments should be permitted within areas such as National Parks, Areas of
Outstanding Natural Beauty and Heritage Coasts provided that there is no significant
environmental detriment to the area concerned.” The scheme has also been assessed against
the provisions provided within Section 5 of the Companion Guide to PPS22 ‘Planning for
Renewable Energy’.

With regards to the Local Plan Policies, ENV25 states that “In assessing proposals for
renewable energy schemes, the Borough Council will have particular regard to the immediate
and wider impact of the proposed development on the landscape, and AONB” and Policy
ENV26 states that “Development proposals within or close to the Area of Outstanding Natural
beauty will not be allowed, unless:

e the proposal cannot be better located outside such statutory designated areas;
e the proposal is acceptable in environmental and landscape terms; and
e any adverse environmental impacts as far as practicable have been mitigated.

The relevant Local and National Policies all note that proposal of this nature should only be
approved where it can be demonstrated that the objectives of the designation of the area are
not compromised, and that there are no significant environmental impacts on the area as a
whole. The designation of the landscape as AONB is indicative of a high value landscape, and
one that may be particularly sensitive to wind energy development. However, many recent wind
energy development planning applications in A.O.N.B.s show that small wind turbines like that
proposed here have been given planning consent subject of course to acceptable landscape,
noise, access, etc. impacts. As such, the proposal is considered, in principle, to comply with
planning policy subject to there being no adverse visual impact.

Visual Amenity

The relevant national planning guidance and local plan policies do not say that wind turbines
cannot be approved within Areas of Outstanding Natural Beauty. In PPS22, it is stated that
within nationally designated sites (including AONB’s) small scale developments should be
permitted provided that there is no significant environmental detriment to the area concerned.
In the Local Plan, ENV25 states that “in assessing proposals for renewable energy schemes,
the Borough Council will have particular regard to the immediate and wider impact of the
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proposed development on the landscape, and AONB” and Policy ENV26 states that:
“development proposals within or close to the AONB will not be allowed unless (amongst other
considerations) the proposal is acceptable in environmental and landscape terms”.

It is advised in the Companion Guide to PPS22 that the cumulative impact of wind turbines on
visual amenity should be taken into account. In this case, (although there are other wind
turbines in the AONB) there are none in the immediate vicinity of this site so no consideration of
cumulative impact is necessary.

It is considered that this application for a single turbine on a 15m mast represents a small scale
development.

As a matter of course, this Council consults the Specialist Landscape/AONB Officers of the
County Council on applications of this type within the AONB. In this particular case, the Design
and Access Statement originally submitted with the application was not detailed enough for the
Landscape Officer to properly assess the visual effects of the development on the AONB. More
details, including photographs from various vantage points, were provided and the Landscape
Officer visited the site in order to properly assess these effects.

As a result of this, the Senior Landscape Architect has now confirmed that, subject to
appropriate planting, the wind turbine would not, in his opinion, have any unduly detrimental
effects upon the AONB. | concur with his conclusions. Therefore, in relation to the
consideration of “visual amenity”, | consider that the proposal complies with the relevant national
planning guidance and local plan policies.

Amenities of Nearby Residents

The fact that nearby residents would be able to see the wind turbine and might consider it to be
detrimental to their existing view, would not represent a sustainable reason for refusal of the
application.

In PPS22: Renewable Energy, it is stated that: “shadow flicker can be mitigated by siting wind
turbines at sufficient distance from residences likely to be affected. Flicker effects have been
proven to occur only within 10 rotor diameters of a turbine”. The diameter of the rotors in this
case is 12.8m. As there are no dwellings within 128m of the proposed position of the turbine,
there would be no nuisance caused to any residents by shadow flicker.

The only potential nuisance to neighbours that could, therefore, represent a sustainable reason
for refusal of the application concerns noise nuisance. The information initially submitted on this
matter was inadequate. Further information has, however, now been provided.

In the Companion Guide to PPS22 a table showing the noise generated by wind turbines in
comparison with other every day activities states a rural night-time background noise level of
20-40dba and a wind farm at 35-45dba at 350m distance. A level of 35dba is considered to be
acceptable. Evidence submitted with the application states that this turbine will result in 35dba
at a distance of 150m. The applicant’'s own property is approximately 150m away from the
turbine; all the other properties are further away. At the three nearest properties that are in third
party ownership, the sound level would be 29.9dba, 30.4dba and 30.6dba. These properties
are all approximately 100m outside the 150m/35dba zone.
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It is not therefore considered that the proposal would result in any noise disturbance to any
dwelling (whether in the applicant’s or third party ownership).

Overall, for the reasons given above, and especially following the involvement of the County
Council Senior Landscape Architect, and his conclusions in relation to the visual effects of the
proposed turbine, | can see no sustainable objections to the application. | also consider that the
proposal satisfies the relevant requirements of the applicable national planning guidance and
local plan policies.

SUMMARY OF REASONS FOR APPROVAL

The proposal represents an acceptable form of development and given its design, size and
location would not result in visual detriment to the surrounding countryside, nor would it have a
significant detrimental impact on the amenities of any nearby residents.

RECOMMENDATION: That planning permission be GRANTED subject to the following
condition(s):

1. The development must be begun no later than the expiration of three years beginning with
the date of this permission.

REASON: Required to be imposed in pursuance to Section 91 of the Town and Country
Planning Act 1990.

2. The permission shall relate to the development as shown on drawing numbers CF15e, and
9013.005/S50/A (amended plan received 24 October 2011).

REASON: For the avoidance of doubt and to ensure compliance with the submitted plans.

3. Whilst the screen planting shown on drawing number 9013.005/S50/A is acceptable in
principle, no development shall be commenced until further details of the precise number,
location, species, size at planting and spacings of the trees, and details of the proposed
plant specification, plant handling method, ground preparation, planting method and short-
term after care have been submitted to and approved in writing by the Local Planning
Authority.

Details shall also be submitted of a five-year maintenance programme that shall include
details of proposals for weed control, watering, stake/tie adjustments and removal, thinning,
control of pest and diseases and fertilizer application. Any trees that, within the five-year
maintenance programme, are removed, or die, or become seriously damaged or diseased,
shall be replaced by a species of similar size to those originally planted.

REASON: In order to ensure that the applicant has the right kind of methodology and
techniques in place to ensure that the mitigation planting successfully establishes and,
ultimately, achieves its intended purpose, in the interests of visual amenity and to comply
with Policies G1 and ENV1 of the Ribble Valley Districtwide Local Plan.
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D. APPLICATIONS UPON WHICH COMMITTEE DEFER THEIR APPROVAL SUBJECT TO
WORK DELEGATED TO DIRECTOR OF COMMUNITY SERVICES BEING
SATISFACTORILY COMPLETED OR ONES PREVIOUSLY DEFERRED

APPLICATION NO: 3/2011/0025/P

(GRID REF: SD 376579 444018)

PROPOSED OUTLINE APPLICATION FOR RESIDENTIAL DEVELOPMENT (10 DWELLINGS)
AT LAND OFF CHATBURN OLD ROAD, CHATBURN

PARISH COUNCIL:

Strongly objects to the development. Members are referred to
the file for full details of the grounds which can be summarised
as follows:

1.

An application for part of this site was refused under
3/1990/0834/P and was dismissed on appeal for the
following reason:

Whilst the appeal site has not been designated as an
Essential Open Space, | consider that development of
this land would be unacceptably harmful to the
character of the settlement by filling in an area of open
land, which provides visual relief between buildings and
contributes to the setting of the village. There can be
cases where small-scale development can be
satisfactorily integrated into the rural community. In this
appeal however | consider that environmental damage
would result from the scheme.

An application for 8 starter homes, four family houses
and four bungalows (3/1989/0077/P) was refused
because the access was deemed inadequate.

This is agricultural land outside the village boundary.

Reference to the Secretary of State revoking the
Regional Strategies in July 2010.

Proximity to quarry.

Access issues at the junction with Ribble Lane, width of
road and vehicles parked on road.

Highway safety issues.

The findings of the housing needs survey in 2009 would
not support this development.

Additional correspondence has been received requesting
Committee delay any further consideration of the application
before a full enquiry into the Hughes Craven report has been
carried out.
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ENVIRONMENT
DIRECTORATE
(COUNTY SURVEYOR):

Initially commented that whilst having no objection in principle
to this application on highway safety grounds, there were
certain highway issues to consider and that these must be
resolved before consent is granted. Members are referred to
the file for full details of these matters which to summarise
concerned the junction of Chatburn Old Road and Ribble Lane
and visibility.

The applicant provided additional information on 13 September
2011 which comprised details of junction works to Chatburn
Old Road/Ribble Lane. In response to the additional
information the County Surveyor commented that the
measures shown did not satisfactorily address concerns
regarding the safe operation of the junction.

Since that time a further amended plan has been received and
in response the County Surveyor has made the following
observations:

The revised junction plan aims to address the concerns | have
raised previously in relation to achieving satisfactory sightlines
from Chatburn Old Road.

As with previous proposals, this proposal offers a potential
solution through the introduction of hatched road markings that
draw forward the STOP line at Chatburn Old Road. However,
in this instance other measures are proposed to address the
impact of advancing this line.

The physical alterations to the south side of the Chatburn Old
Road junction results in (a) an element of protection for
motorists waiting at the STOP line, and (b) a reduction of the
radius at the junction to correspond with the alignment to the
north and is consistent with the low speed of approaching
traffic.

The sightline shown is 2.4m by 20.0m but | would consider a
measurement from 2.0m back from the edge of carriageway to
be acceptable in this instance and at this location. This would
reduce the impact on the available carriageway width to the
north of the junction, while retaining the element of physical
protection. A subsequent drawing, 1350/04 Rev B, showing a
2.0m by 20.0m sightline is attached.
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LANCASHIRE COUNTY
COUNCIL (PLANNING
CONTRIBUTIONS):

Considering the impact of the reduced "active" carriageway
width immediately to the north of the junction, there must be a
minimum carriageway width of 5.5m to accommodate the
convenient movement of two way traffic. While there are often
parked vehicles to the east side of Ribble Lane, the movement
of passing traffic should not be hindered by the location of a
revised STOP line or any associated markings.

The proposed alteration to the alignment of the junction retains
a satisfactory carriageway width throughout and would have
the benefit of improving visibility for motorists exiting Chatburn
Old Road. The physical works would remove the potential for
vehicles on Ribble Lane to over-run the hatched markings and
impeded the safe operation of the STOP junction.

On this basis, | am satisfied that the junction can operate in a
safe and efficient manner.

Have considered the application as originally submitted and
comment as follows:

Transport

There is likely to be a contribution request for sustainable
transport measures in relation to this development. This
however has not yet been determined.

Education

The response dated 31 January 2011 detailed a need for a
contribution from the developer for the total primary yield of this
development i.e. 4 places

Using the adjusted DCSF cost multiplier (12,257 x 0.9) x
1.0733 per place = £47,360.

However the most recent response from the education team at
Lancashire County Council dated 18 October 2011 outlines the
following:

Requirement based on forecasts and other housing
development (where applicable):

Primary

There were 111 places in the local primary schools at January
2011 pupil census.
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With latest forecasts for the local primary schools showing
there to be a shortfall of 30 places in 5 years' time, the shortfall
will occur without the impact from this development. These
forecasts take into account the current numbers of pupils in the
schools, the expected take up of pupils in future years based
on the local births, the expected levels of inward and outward
migration based upon what is already occurring in the schools
and the housing development within the local 5 year Housing
Land Supply document, which has already had planning
permission.

Therefore, we would be seeking a contribution from the
developer in respect of the full pupil yield of this development,
i.e. 4 places.

Secondary
There was a shortfall of 14 places in the local secondary
schools at January 2011 pupil census.

Latest forecasts for the local secondary schools show there to
be approximately 47 places available in 5 years' time. With an
expected pupil yield of 3 pupils from this development, it is
expected that there would be a further 44 places available.
However, planning applications have already been approved
for Barkers Garden Centre, Victoria Mill and Cobden Mill,
which have the potential to yield 24 additional pupils which are
expected to attend one of these secondary schools. Therefore,
the number of remaining places would be 47 less 24 = 23
places. With a potential yield of 3 pupils from this development,
there would be sufficient places to accommodate this
development.

Therefore, we would not be seeking a contribution from the
developer in respect of the remaining pupil yield of this
development, i.e. 2 places.

Other developments impacting upon these schools pending a
decision (including appeals):

There is also an additional housing development at Henthorn
Road which will impact upon this group of schools which is
pending appeal.
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Effect on number of places:

The proportion of the expected yield from this development
which is expected to impact upon this group of secondary
schools is 68 pupils. Therefore, should a decision be made on
this appeal before agreement is sealed on this contribution, our
position may need to be reassessed, taking into account the
likely impact of such decisions.

Summary of response:

The latest information available at this time was based upon
the 2011 annual pupil census and resulting forecasts.

Based upon the latest assessment, LCC would be seeking a
contribution for 4 primary school places.

Calculated at 2011 rates, this would result in a claim of:
Primary places: 4 @ (£12,257 *0.9) x 1.1072 = £48,855

Total contributions:  £48,855

NB: Dependent upon the outcome of the appeal at Henthorn
Road the total secondary claim could increase to a maximum
of the full pupil yield for this development i.e. 3 places. In this
case the secondary contribution would be

Secondary places: 3 places@ £18469 x (0.9) x 1.1072=
£55,212

! Latest forecasts produced at spring 2011, based upon Annual
Pupil Census January 2011.

Waste Management

The County Council makes vital major investments in waste
management infrastructure for reasons of environmental
protection and sustainability. Every district in the County is
being provided with advanced treatment facilities to treat waste
prior to landfilling, either directly or via purpose designed
transfer stations. Since each and every new house, wherever
it is in the County, has to be provided with this basic service
and the Council has to comply with significant new
requirements relating to the management of waste, it is
considered that the Council is justified in requesting a
contribution towards waste management. Based upon the
Policy Paper methodology for Waste Management, the request
is £4,800.
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LANCASHIRE COUNTY
COUNCIL
(HEAD OF PLANNING):

Initially commented that the application raises serious concerns
due to its proximity to a working quarry. The site located 60m
to the east of the permitted boundary of Lanehead Quarry.
This quarry has permission until 2027 for the extraction of
limestone and shale in order to provide raw materials to the
adjacent cement manufacturing plant. The quarry is of
significant scale and uses blasting as part of the extraction
process. The quarry provides raw materials to the only cement
manufacturing plant in the northwest region. The quarry is
therefore of national significance in terms of the provision of
essential construction materials in order to maintain production.
It is important to ensure that the future availability of this
strategic mineral reserve is not compromised by the
encroachment of development towards the quarry which could
generate problems in terms of the impact of quarrying
operations on adjacent residents. On the basis of the
information available at that time an objection was made on
behalf of the County Council and request that planning
permission be refused.

Since that time additional information was provided in the form
of an environmental appraisal (received 13 September 2011).
In response to that document the following comments have
been received from LCC:

The County Council agree that that the future quarrying
operations in this location could probably be undertaken
without causing any major issues relating to breaches of
permitted limits on noise, air quality and blasting vibration. That
would appear to be demonstrated having regard to the existing
monitoring information, and to the fact that any future
development at the quarry will be at greater depth rather than
at a closer distance towards the houses. The fact that the
application is for a relatively modest number of houses is a
factor that also needs to be taken into account.

However, | do feel that it would be remiss of me not to raise the
point that building more houses in close proximity to a quarry
site of this scale, may result in a greater number of complaints
or objections to any future development at the site, and that
such complaints or objections do represent an additional
complication for any quarry operator in the planning process,
particularly with regard to the political dimensions of any future
proposals for the extension of the quarry.

| am aware that there have been occasional complaints relating
to blasting vibration from properties on the western edge of
Chatburn. Occasionally other issues have also been raised in
relation to night time noise or to dust.
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ENVIRONMENT AGENCY:

ADDITIONAL
REPRESENTATIONS:

This is particularly the case in relation to the context of Hanson
having recently requested a scoping opinion from the County
Council in relation to the deepening of Lanehead Quarry. This
being indicative of the Company's intentions with regard to the
future sourcing of raw materials to supply the cement works.

In such circumstances, the Borough Council will need to weigh
these comments in the overall planning balance, including the
need for the housing and the availability or otherwise of other
sites that would not be in such proximity to the strategic
mineral resource. The overall planning balance is clearly a
matter for the Borough Council to determine.

Have no objection to the development in principle subject to
the imposition of conditions.

Forty-five letters of objection have been received. Members
are referred to the file for full details which can be summarised
as follows:

1. Reference to the planning history of the site and an
appeal decision in 1990, for part of the land that forms
this site, where an Inspector considered that
development of the land would be unacceptably harmful
to the character of the settlement.

2. Proximity to the edge of Lanehead Quarry void quarry
face where blasting is required approximately once a
week.  This greatly reduces the environmentally
acceptable standoff between the quarry and proposed
properties and could effect mineral safeguarding.

3. Concerns over highway safety which include reference
to following:

e The junction with Ribble Lane where visibility is
reduced.

e Width of the road is around 4.5m at its narrowest
point and when cars are parked on the side of the
road utility vehicles such as the refuse collection
lorries have great difficulty as they have to reverse
up the road.

e Lack of off-road parking means approximately 20
vehicles park on Old Chatburn Road and three
properties have direct access onto the road.

e Reference to number of vehicles that travel along
Ribble Lane passing the junction with Old Road
and the number that now leave the A59 at the
Sawley Road junction and travel through Chatburn
to Clitheroe (at peak times approximately 950
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10.

11.

12.

13.

vehicles per hour).

e Approximately 6 years ago requested a mini
roundabout to be sited at the junction of Ribble
Lane and Crowtrees Brow to assist with the traffic
flow. The request was not successful.

e Reference to comments by LCC Highways in 1989
as part of the planning application it was
recommended that the application be refused in the
interests of road safety stating that the junction was
substandard in terms of visibility in both directions
and increased turning movements would increase
the risk of accidents.

e During periods of snow the lane is impassable.

e There are no footpaths on Old Chatburn Road to
link the site to the village.

A Housing Needs Survey was carried out in 2009. The
35% response could indicate that there is no imminent
need for a change of housing. Of those saying how
much they could afford when buying a house the
maximum is way below the anticipated cost of the
properties planned for sale.

There is a need for starter homes but not the four-bed
dwellings proposed.

The development site is outside the settlement
boundary — contrary to Policy G5.

The area opposite is regularly tested for methane — is
this a health and safety issue?

Lack of school places at primary level and secondary
level.

The land has become home to a large range of wildlife
including deer and wild birds of prey.

Reference to pre-application advice offered which is
prejudicial to the outcome of this application.

Could some of the remaining land be donated to a
charity such as the Woodland Trust?

Concerns over infrastructure — sewers, water,
electricity.

Impact on properties on Crowtrees Brow -
privacy/outlook/overshadowing.
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14, The site would be visible in the skyline and thus
become a prominent feature in both the village and in
views from further afield.

15. The site is unsuitable for development given its
undulating nature and the fact that it is rocky and

partially boggy.

16. reference to the number of dwellings indicated as the
potential development in the SHLAA which is more than
that applied for.

17. Possibly sheltered accommodation would be of benefit
to the village.

18. The removal of trees should be resisted.

19. In view of the proximity to the active quarry and the
potential to have a significant impact of the operation of
the cement works question its impact on local
employment and economy and operating practices of
the cement works.

20. Question the accuracy of the submitted Environmental
Appraisal.

Proposal

This is an application made in outline that seeks consent for the erection of 10 dwellings.
Matters of access are being applied for at this time with layout, scale, landscaping and
associated details reserved for future submission. An illustrative plan is submitted which details
7 detached and 3 terraced houses arranged around a cul-de-sac formed off Chatburn Old Road.
Other than for the formation of the access/visibility splays the trees/hedgerow along the site to
Chatburn Old Road frontage would be retained along with other trees of value within the site.
Three of the dwellings would be affordable (representing 30% of the site) with the proposed mix
being 1 social rented and 2 shared ownership. The indicative scale parameters of the proposed
dwellings detail approximate maximum heights of 7.3m to ridge.

Site Location

This is a greenfield site that lies outside but immediately adjacent to the settlement limit of
Chatburn within land designated Open Countryside. To the west and north of the site lies
Lanehead Quarry, to the east residential properties on Chatburn Old Road and to the south
properties that front onto Crowtrees Brow. There is a public footpath leading from Crowtrees
Brow across the land included within the blue edge of this application (ie same land ownership
but not intended for development under this application) to Chatburn Old Road and beyond.
Within the site are trees and hedgerow and the land is undulating in nature and set higher than
Chatburn Old Road.
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Relevant History

3/1989/0674/P — Provision of four-bed house and stable yard with outdoor dressage area.
Refused 8 March 1990.

3/1990/0834/P — Outline application for residential development. Refused — appeal dismissed.

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Policy H20 - Affordable Housing - Villages and Countryside.

Policy H21 - Affordable Housing - Information Needed.

Policy T1 - Development Proposals - Transport Implications.

Policy T7 - Parking Provision.

Affordable Housing Memorandum of Understanding.

Policy DP1 — Spatial Principles, North West of England Regional Spatial Strategy to 2021.
Policy DP2 — Promote Sustainable Communities, North West of England Regional Spatial
Strategy to 2021.

Policy DP7 — Promote Environmental Quality, North West of England Regional Spatial Strategy
to 2021.

Policy L1 — Health, Sport, Recreation, Cultural and Educational Services Provision, North West
of England Regional Spatial Strategy to 2021.

Policy L4 — Regional Housing Provision, North West of England Regional Spatial Strategy to
2021.

Policy L5 — Affordable Housing, North West of England Regional Spatial Strategy to 2021.

PPS1 - Delivering Sustainable Development.

PPS3 — Housing.

PPS7 — Sustainable Development in Rural Areas.

PPG13 — Transport.

PPS22 — Renewable Energy.

Policy H2 - Dwellings in the Open Countryside.

Environmental, AONB, Human Rights and Other Issues

The matters for consideration in the determination of this application are the principle of
development, highway safety, visual and residential amenity, and impact on ecological interests.
For ease of discussion, these are broken down into the following sub-headings:

Principle of Development

This application is for the development of 10 units at Chatburn Old Road, Chatburn. Under the
adopted Districtwide Local Plan, the site falls outside but adjacent to the settlement boundary
and is designated Open Countryside (Policy ENV3 and policy G5). Policy ENV3 states that in
the open countryside development will be required to be in-keeping with the character of the
landscape area and should reflect local vernacular style features and building materials.
Proposals to conserve, renew and enhance landscape features will be permitted, providing
regard has been given for the characteristic landscape features of the area.
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As the proposals are for the development of 10 residential units, Planning Policy Statement 3:
Housing (PPS3) must be considered. Paragraph 72 of PPS3 states that where LPAs cannot
demonstrate a 5-year supply of deliverable housing land, paragraph 69 should be considered in
deciding planning applications. As at 1* October 2011, Ribble Valley can only demonstrate a
3.3 year supply of housing. Therefore, in assessing the proposals in relation to paragraph 69,
Local Planning Authorities should consider:

. achieving high quality design,

o ensuring developments achieve a good mix of housing ,

o the suitability of a site for housing, including its environmental sustainability,

o using land effectively and efficiently; and

o ensuring the proposed development is in line with planning for housing objectives.

An important consideration in assessing these proposals is bullet point 3 of para 69 (as above),
which relates to the need for Local Planning Authorities to have regard to the suitability of a site
for housing, including its environmental sustainability, as well as bullet point 5, which requires
that development consider planning for housing objectives. Paragraph 10 and 36 of PPS3
discuss this further and state that housing developments should be in suitable locations, which
offer a good range of community facilities and with good access to jobs, key services and
infrastructure.

It is considered that although the site would be located on land designated as open countryside,
it is adjacent to the settlement boundary of Chatburn and therefore closely related to a service
centre that can offer these facilities and access, which is in line with planning for housing
objectives.

However it is important to also consider the environmental suitability of the site, as set out in
para 69 of PPS3. As highlighted by Lancashire County Council (LCC), the site is located in
close proximity to a quarry site and that work associated with the quarry may result in future
complaints from residents who would be living at the development site. The concerns raised by
LCC are addressed within the environmental appraisal report that accompanies the application,
which states that it is not considered that there would be unacceptable impacts upon residents
as a result of proposed new development.

Although the site itself is considered suitable in terms of its environmental suitability in land use
terms, LCC’s concerns are acknowledged and the Council's Environmental Health department
have been consulted to further consider this issue with those comments included later in this
report.

In relation to the issue of a lack of a 5-year supply of deliverable housing sites, it is important to
note that the situation is subject to rapid change. At the present time, the overall housing
requirement for Ribble Valley is determined by the Regional Spatial Strategy (RSS) however
Government advice has highlighted that the RSS is soon to be abolished and as a result it will
fall upon Local Planning Authorities to determine what the housing requirement should be for
their own borough, albeit determined upon strong and robust evidence. As a result, in
preparation for this abolition and having regard to the time frames involved in consulting upon
and adopting new housing numbers for use in determining planning applications and working on
the Strategic Development Plan, Ribble Valley Borough Council has recently instructed
Nathanial, Litchfield and Partners (NLP) consultants to undertake some work on assessing what
the overall requirement for housing land should be in the borough. This work is now complete
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and out for public consultation. Therefore, as a result it must be considered that dependent
upon the outcome of this consultation, the five-year supply position is subject to change.

It will also be important to consider any potential visual impact of the scheme. Policy H2 of the
adopted Districtwide Local Plan discusses this in greater detail and states that the impact of
proposals on the countryside will be an important consideration in determining all planning
applications. Development should be appropriately sited and landscaped. In addition, scale,
design, and materials used must reflect the character of the area, and the nature of the
enterprise. This is covered elsewhere within this report.

In terms of potential change in policy, as well as the Core Strategy Development Strategy
options, consultation work was also undertaken on developing the LDF Development
Management Policies and Key Statements document, as well on a revised Memorandum of
Understanding on Affordable Housing, now titled ‘Addressing housing need in Ribble Valley'.
Once adopted, as is anticipated in the coming months, there will be a requirement to provide
sheltered provision as part of the scheme, and the thresholds for affordable housing provision
currently set out in the AMHU are subject to change.

Affordable Housing

In considering the affordable housing element of the proposal, it is important to have regard to
Policies H20 and H21 of the Ribble Valley Districtwide Local Plan and the Council's Affordable
Housing Memorandum of Understanding (AHMU). Policy H20 of the Plan identifies that on sites
outside defined settlement limits, schemes should provide for 100% affordable needs.
However, having regard to material considerations, namely PPS3 as outlined above, | am of the
opinion that as the scheme immediately abuts the saved settlement limit of Chatburn a more
relaxed approach is in order and that it is the requirements of the AHMU and Policy H21 that the
affordable elements of the scheme should be assessed against.

In terms of assessing the development under the requirements of the AHMU a scheme outside
defined settlement limits for three or more dwellings (or sites of 0.1 hectare or more) should
provide 30% of the site for affordable provision. Policy H21 sets out the information to be
submitted in support of affordable schemes in terms of who the accommodation is intended to
be provided for and details of the methods by which the accommodation will be sold, let,
managed and retained a suitable for its original purpose.

The scheme is made in outline for the erection of 10 dwellings. A draft Legal Agreement was
submitted with the application and has been the subject of negotiations with the Council's
Housing Strategy Officer in order to ensure that the scheme matches identified needs. Given
the scheme is within the Chatburn area, the approach taken is that development in this area
should meet housing needs within the village. The negotiations have secured revisions to the
originally submitted agreement with the Legal Agreement content sub-heading later within this
report providing specific details for the clauses covering the affordable elements.

Highway Safety

Members will note that many of the objections received to this development relate to matters of
highway safety. The County Surveyor has been in dicussions with the applicant regarding
concerns that he had in relation to achieving satisfactory sight lines from Chatburn Old Road.
This has resulted in various proposals with the latest drawing received 11 November 2011
offering a potential solution through the introduction of hatched road markings that draw forward
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the STOP line at Chatburn Old Road — the full response of the County Surveyor in relation to
this latest drawing are given in full earlier in this report. It is clear from these comments that the
negotiations that have been ongoing in this respect for the past months have resulted in the
production of a scheme that is considered to address the concerns raised and enable the
junction to operate in a safe and efficient manner. Thus, on the advice of the technical
specialist in this field, | must conclude that on the basis of the amended drawing received 11
November 2011, there would be no significant detriment to highway safety as a result of this
scheme’s implementation.

Layout, Scale, Visual Amenity

As stated previously, this is an outline application with the only detailed matter being applied for
at this time being means of access. To assist the Local Planning Authority in making a decision
on such schemes, there is a requirement for applicants to provide a basic level of information on
other matters including parameters of scale.

An indicative site layout plan has been submitted to show how the scheme would fit into the
immediate surroundings with existing residential development to the east and some distance
away to its south east that fronts on to Crow Trees Brow. To the north eastern corner of the site
is an area of unimproved calcareous grassland and this area is retained with the short cul de
sac proposed under this application set to the west of this. The development site sits between
the grassland area and an existing public footpath and the plan shows a link to the public
footpath from the development. The site generally slopes down from west to east and is
undulating in nature. As part of this application, site sections and elevations have been
provided to assist in the decision making process.

In respect of the visual impact of this development | am mindful that the site does lie outside the
defined settlement boundary and is set on rising land. Comments have been made by objectors
to previous appeal decisions and that the properties would be visible on the skyline. For
Committee’s information, the appeal decision relates to a site to the east of this one on land
between Crow Trees Brow and the rear of properties on Chatburn Old Road (3/90/0834/P).
Development on that site would fill the void that separates two wedges of residential
development. The scheme here is different in nature in that whilst it extends the development
edge of the village in a westerly direction, the layout shown would not, | consider, significantly
compromise the visual amenities of the area. Dwellings are provided with separate garden
areas but there are substantial areas of open land to retain areas of calcareous grassland and
protect trees. Visually, the site is well contained with no open views into the site from Crow
Trees Brow by reason of the intervening ribbon of housing fronting that roadside and areas of
woodland. The only public views of the site are from positions on Chatburn Old Road
immediately adjoining the site and from the public footpath as it runs past the site.

| am of the opinion that the two storey scale of development reflects the predominant scale of
property in the locality. There is a mix of development styles in the area and at this outline
stage, reference is made in the Design and Access Statement to external facing materials being
complimentary to the character and traditions of the area, including stone walls and slate roofs.
Clearly, detailed matters of design are reserved for future submission and Members should be
guided by the indicative layout and scale. The dwellings are shown to be between 6.8m to 7.3m
in height and on the basis of this and having regard to the scale of surrounding development, |
do not consider that the parameters of scale shown would prove significantly detrimental to the
visual amenities of the area.
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Residential Amenity

In assessing residential amenity, | am mindful of the relationship between the dwellings
proposed as part of this scheme as well as the relationship with existing properties adjacent to
the site. Dwellings that face toward each other within the scheme are set between 25m to 35m
apart and thus that relationship is considered satisfactory.

To the south are dwellings that front on to Crow Trees Brow. These are set lower than the
application site and approximately 70m distant. Again | consider this relationship satisfactory.

Existing dwellings that align the southern edge of Chatburn Old Road are set approximately
40m to the east of plot 10 which is the first dwelling on the proposed cul de sac. An area of
calcareous grassland is to be retained and set between these two respective areas. | am of the
opinion that given the distances involved there is sufficient separation distance to ensure that
existing amenities of residents would not be so significantly compromised as to warrant an
unfavourable recommendation on residential amenity grounds.

Nature Conservation

This is a Greenfield site with trees within the site and hedgerows that align the roadside
boundary. As part of the application, a tree survey and development constraints plan was
submitted which provides a condition report on existing trees and indicates the constraints on
site development presented by these trees and the implications of tree retention. The dominant
species on the site are self seeded Hawthorn with a scatter of early mature and mature Ash
together with Lime, Beech and Field Maple. The hedge bordering the site along Chatburn Old
Road is a degraded thorn hedge with young Ash, Holly, EIm, Field Maple and Sycamore. The
scheme would involve the loss of some of the trees on site but it is considered that their loss
would have a negligible impact upon the visual amenity value of the area and the loss can be
more than adequately mitigated for through tree planting as part of the landscaping scheme
submitted at reserved matters stage.

The application is also submitted with an ecological survey and assessment to examine the
ecological, bio diversity and nature conservation status of the site. Appropriate surveys for
protected species have not detected the presence of Great Crested Newt, Badger, Water Vole
or reptile species within the actual site. The Calcareous grassland habitats within the site are
assessed to be suitable for use by ground nesting birds such as Skylark. The report concludes
that the principle of development is feasible and acceptable and provides a set of
recommendations concerning protection of vegetation, protection of breeding birds, ecological
enhancement and landscape planting and landscape management. Therefore, subject to an
appropriately worded condition to ensure the recommendations of the ecological survey are
carried out, there is no justifiable reason to withhold consent on ecological grounds.

Miscellaneous

Members will note from the objections and comments received to this development that
reference has been made to the relationship of the site with the neighbouring quarry activities
and limestone resources. In particular, LCC had initially raised concerns in relation to this
development but upon further detailed discussion, and submission of additional information by
the applicant withdrew their ‘in principle’ objection. They have made reference to the fact that
building houses in close proximity to a quarry site may result in a greater number of complaints
and in such circumstances the Borough Council needs to weigh these comments in the overall
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planning balance, including the need for housing and the availability or otherwise of other sites
that would not be in such proximity to the mineral resource. Reference has been made
elsewhere within this report to factors associated with housing supply and thus it is the potential
impact on the residential amenity of those new occupants that needs to be considered further
here. In respect of the potential environmental issues, | have discussed the submitted
documentation with the Council’'s Head of Environmental Services. He considers that on the
basis of the technical report submitted, there is no objection in principle to this scheme but he
considers that with regard to gas migration from the adjacent landfill, he would support the need
to undertake the additional gas monitoring as set out in Section 1 of the submitted Phase 1
Land Quality Assessment, and that with regard to noise and vibration attenuation, it is
recommended that a condition be required for detailed noise and vibration attenuation
measures being incorporated into the design of the dwellings at reserved matters stage.

Section 106 Content

The application has been submitted with a draft legal agreement to cover matters of affordable
housing. Discussions with the applicant have led to revisions to the originally submitted terms
and this report has also identified the contribution sought from LCC in relation to education. To
clarify for Members, the legal agreement in its final form, stipulates the following:

=

Affordable Housing

The total number of affordable units shall consist of three houses.

One of the units shall be a rented affordable unit — 1 x 3 bed house.

Two of the units shall be low cost market units — 2 x 3 bed houses.

The low cost market units are at a 40% discount to the open market value.

The phasing of the delivery of the affordable units to be specified as not to allow the first
occupation of more than 50% of the open market units until all the affordable units have
been built ready for immediate occupation.

6. Approved persons in the first instance in respect of the low cost market units to have a
Chatburn connection, the second cascade of eligibility once Chatburn residents have been
offered the units to be Grindleton, West Bradford, Clitheroe, Worston, Downham or Sawley
(a neighbouring Parish) then Ribble Valley as a third cascade.

Sl

2. Wheeled Bin Contribution

1. The developer to fund the administration and delivery cost of £90 per unit in providing
the appropriate number of wheeled bins (£900).

3. Education Contribution

1. This is defined in the first instance as £48,855 towards primary provision. However, at
the time the Section 106 is finalised a reassessment of pending decisions as outlined in
the education response will take place in order to establish whether the additional
contributions would be sought to the maximum level as outlined in their consultation
response.

Members will note that it is not proposed to request the sum LCC have asked for in terms of
waste management ie £4,800. The contribution sought by LCC is in accordance with their
policy paper ‘Planning obligations in Lancashire’ which has not been formally adopted by this
Council. A report presented to Planning and Development Committee on 16 December 2008
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identified priorities for this Council when seeking contributions, namely affordable housing,
transport safety, public open space and education.

Therefore, after having carefully assessed all the above, | am of the opinion that this scheme
accords with plan policy and recommend accordingly.

SUMMARY OF REASONS FOR APPROVAL

The proposal has no significant detrimental impact on nearby residential amenity, nor would it
have an adverse visual impact or be to the detriment of highway safety.

RECOMMENDATION: That the application be DEFERRED and DELEGATED to the Director of
Community Services for approval following the satisfactory completion of a legal agreement
within a period of six months (from the date of this decision) as outlined in paragraphs
numbered 1-3 under the Section 106 Agreement sub heading within this report and subject to
the following conditions.

1. Application for approval of reserved matters must be made not later than the expiration of 3
years beginning with the date of this permission and the development must be begun not
later than whichever is the latter of the following dates:

(a) the expiration of 3 years from the date of this permission; or

(b) the expiration of 2 years from final approval of the reserved matters, or in the case of
approval of different dates, the final approval of the last such matter to be approved.

REASON: In order that the Local Planning Authority shall be satisfied as to the details and
because the application was made for outline permission and comply with Policy G1 of the
Ribble Valley Districtwide Local Plan.

2. Detailed plans indicating the design and external appearance of the buildings, landscape
and boundary treatment, parking and manoeuvring arrangements of vehicles, including a
contoured site plan showing existing features, the proposed slab floor level and road level
(called the reserved matters) shall be submitted to and approved by the Local Planning
Authority before development commences.

REASON: To comply with Policy G1 of the Ribble Valley Districtwide Local Plan and in
order that the Local Planning Authority should be satisfied as to the details and because the
application was made for outline permission.

3. This outline planning permission shall be read in conjunction with the Legal Agreement
dated ...

REASON: For the avoidance of doubt as the application is subject of an agreement.

4. Prior to commencement of development a scheme identifying how a minimum of 10% of the
energy requirements generated by the development will be achieved by renewable energy
production methods, shall be submitted to and approved in writing by the Local Planning
Authority. The scheme shall then be provided in accordance with the approved details prior
to occupation of the development and thereafter retained.
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REASON: In order to encourage renewable energy and to comply with Policy G1 of the
Ribble Valley Districtwide Local Plan.

The submission of reserved matters in respect of scale, layout, appearance and landscaping
and implementation of development shall be carried out in substantial accordance with the
Design and Access Statement and the proposed site layout drawing number
D1350/PLO1REVB; D1350/PLO2REVB and D1350/PLO3REVA.

REASON: For the avoidance of doubt to define the scope of the permission.

Development shall not begin until a scheme for surface water drainage and attenuation for
the site, based on sustainable drainage principles and an assessment of the hydrological
and hydrogeological context of the development has been submitted to and approved in
writing by the Local Planning Authority. Details of the maintenance and management of the
scheme after completion shall be included. A scheme shall subsequently be implemented in
accordance with the approved details before the development is completed.

REASON: To prevent the increased risk of flooding, to improve and protect water quality, to
improve habitat and amenity and to ensure future maintenance of the surface water
drainage system in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.

This permission shall relate to the Ecological Survey and Assessment dated September
2010 submitted in support of the application. All details shall comply fully with the
recommendations of that report.

REASON: In the interests of the amenities of the area to comply with Policy G1 of the Ribble
Valley Districtwide Local Plan.

Any application for the approval of reserved matters shall included details of noise and
vibration attenuation measures to be incorporated into the design of all dwellings. The
measures so submitted and approved shall then be fully implemented prior to first
occupation of the dwellings and thereafter retained in perpetuity.

REASON: In accordance with Policy G1 of the Ribble Valley Districtwide Local Plan in the
interests of safeguarding the amenity of occupiers of the new houses.

Prior to commencement of any site works including delivery of building materials and
excavations for foundations or services all trees identified in the arboricultural/tree survey
[T1 — T18 inclusive] shall be protected in accordance with the BS5837 [Trees in Relation to
Construction] the details of which shall be agreed in writing, implemented in full, a tree
protection monitoring schedule shall be agreed and tree protection measures inspected by
the local planning authority before any site works are begun.

The root protection zone shall be 12 x the DBH and shall remain in place until all building
work has been completed and all excess materials have been removed from site including
soil/spoil and rubble.

During the building works no excavations or changes in ground levels shall take place and

no building materials/spoil/soil/rubble shall be stored or redistributed within the protection
zone, in addition no impermeable surfacing shall be constructed within the protection zone.
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10.

11.

No tree surgery or pruning shall be implemented with out prior written consent, which will
only be granted when the local authority is satisfied that it is necessary, will be in
accordance with BS3998 for tree work and carried out by an approved arboricultural
contractor.

REASON: In order to ensure that any trees affected by development considered to be of
visual, historic or botanical value are afforded maximum physical protection from the
adverse affects of development. In order to comply with planning policies G1, ENV13 of the
District Wide Local Plan. In order to ensure that trees of visual amenity/botanical/historical
value are protected against adverse affects of the development.

No part opf the development hereby approved shall be occupied until the junction
improvement works as detailed on drawing D1350-04REVB received on 11 November 2011
have been implemented in full to the written satisfaction of the Local Planning Authority.

REASON: To comply with Policy G1 of the Ribble Valley Districtwide Local Plan and to
ensure adequate visibility at the street junction.

This permission shall relate to the Phase 1 Land Quality Assessment dated December 2010
submitted in support of the application. all details shall comply fully with the
recommendations of the report.

REASON: In the interests of the amenities of the area to comply with Policy G1 of the Ribble
Valley Districtwide Local Plan.

APPLICATION NO:  3/2011/0129/P (GRID REF: SD 377598 437271)
PROPOSED DEMOLITION OF PART OF VICTORIA MILL AND CONVERSION OF FORMER
SPINNING MILL INTO 22 NO. APARTMENTS, CONVERSION OF FORMER OFFICE
BUILDING INTO 3 NO. TOWNHOUSES, ERECTION OF 4 NO. AFFORDABLE ELDERLY
CARE BUNGALOWS, 23 NO. OTHER AFFORDABLE DWELLINGS, 18 NO. DWELLINGS AND
THE CREATION OF A NEW POND. VICTORIA MILL, WATT STREET, SABDEN

PARISH COUNCIL: Sabden Parish Council do not object to the development of the

Victoria Mill site, but object to this application for the following
reasons:

1. Proposed Number of Dwellings — Over intensification of
the site that will destroy the character of the village.

2. Highway Safety — The proposal will generate more traffic
and increase volumes emerging onto Whalley Road.
Consideration must also be had to the previous schemes
already approved on other nearby sites.
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ENVIRONMENT
DIRECTORATE
(COUNTY SURVEYOR):

UNITED UTILITIES:

ENVIRONMENT AGENCY:

LANCASHIRE COUNTY
COUNCIL PLANNING
CONTRIBUTIONS:

COUNTY ARCHAEOLOGY:

3. Infrastructure — Sabden is a Village with an infrastructure
that can barley cope, e.g. sewers, telephone, broadband,
and this proposal will seriously impact upon this.

4. Cumulative effect — The proposal should be looked at in
conjunction with other recently approved developments at
Cobden Mill and on Whalley Road. An overall impact of
approximately 120 new houses will be significant.

No objections in principle on highway safety grounds, subject
to appropriate conditions and an agreement for a commuted
sum towards a number of highway improvements.

No objection to the proposal in principle provided the site is
drained on a separate system, with only foul drainage
connected into the foul sewer. Surface water should discharge
directly into the adjacent watercourse as stated within the
Flood Risk Assessment and will require consent from the
Environment Agency.

Having reviewed the additional information as submitted, the
Environment Agency withdraws their objection to the proposed
development, subject to the inclusion of conditions, which
meet certain requirements.

The planning contribution request for Lancashire County
Council services is £33,600 for waste management. Members
will be aware of a report to Committee in December 2008
where it was agreed that contributions towards Waste were
not considered to be priority requests. There is no request for
a contribution to Education.

The proposal site contains two non-designated heritage
assets, Victoria Mill, built in the 1840s, & Brook or Cobden Mill
(Lancashire Historic Environment Record PRN 6168), built in
the 1880s, little of which survives today. It is also thought that
buried remains associated with the site’s earlier use as a
printworks in the late 18" century (PRN 6167) might be
encountered. The Heritage Statement and Archaeological
Desk-based Appraisal that accompany the application
acknowledge the local significance of the site and the need for
the comprehensive record to be made of the standing
buildings, as well as the need for archaeological investigation
and recording of any below-ground remains that might also be
encountered. LCAS is in agreement with the proposed
mitigation strategy and as such recommend that such work is
secured by means of a Condition.
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COUNTY ECOLOGIST:

ENGLISH HERITAGE:

ANCIENT
SOCIETY:

MONUMENTS

Having now reviewed the additional information submitted by
Victoria Allen of ERAP (e-mail dated 09/06/11), this
information addresses the outstanding concerns,
demonstrating that the necessary mitigation and
compensation for impacts on Habitats of Principal Importance
(the mill pond) and protected and priority species (including
common toads, bats and eels) could be delivered as part of
these proposals. Planning conditions will need to be attached
(as outlined in the original consultation response, and
reiterated in section 6.0 of the ERAP report 'Advisory Report
and Executive Summary on Ecological Issues') to ensure that
the proposals do comply with the requirements of relevant
biodiversity legislation, planning policy and guidance.

Following discussions with the Applicants following the
previous application submitted in November 2010, English
Heritage are pleased that the designs have been amended
and developed in line with the advice given, with the issues
raised being addressed. In their view, the revised
layout/density, massing, scale, height and streetscape design
would result in a development that will preserve the character
and appearance of the Conservation Area subject to careful
detailing and choice of materials. They are also satisfied that
with the application of appropriate conditions, or clarification of
detail prior to determination, that the requirements of S72 of
the Planning (Listed Buildings and Conservation Areas) Act
1990 (as amended) can be satisfied. They are pleased that
the chimney, office block and main Spinning block will be
retained on site, however it is up to the Local Planning
Authority (LPA) to determine whether the policy requirements
of PPS5 HE9.2 (i) or (ii) have been met in relation to the other
buildings on site.

We continue to object to the demolition of the historic buildings
for the reasons below:

»  The existing buildings make a positive contribution to the
Sabden Conservation Area, partly due to the architectural
significance but also due to the historical significance as
part of the industrial heritage of the village and its
connection with calico printing.

= In our view the retention of the chimney is mere tokenism

and would offer no relevance in its divorced state from the
original buildings to be lost through the development.
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NATURAL ENGLAND:

ADDITIONAL
REPRESENTATIONS:

= If the Council is persuaded otherwise, we consider the
design of the development to neither preserve nor
enhance the character of the Conservation Area, and
makes no significant contribution to the continuation of
Sabden’s distinctive local character.

=  We would encourage the Council to urge the developers
to return to the approach of converting the buildings on
site, but failing that transfer the site to someone who
would adapt that approach.

Natural England have not provided a reply to the revised
details provided by the Applicant on the 9" of June 2011.
However, they did not raise an objection to the proposal in
their letter dated 28™ April 2011; they merely provided a series
of guidance notes in relation to protected species, bats,
breeding birds and biodiversity on the site, all of which have
been covered by conditions within the revised responses from
both the LCC Ecologist and the Environment Agency. One of
the main comments received from NE is the need for a NE
licence for the protection of bats. This is recognised in the
ERAP report and they have provided a draft method
statement, which will be updated for a licence application once
planning permission is received.

Fifty six (56) letters from forty one (41) households within
Sabden have been received. The points of objection made
have been simplified as follows:

Loss of light to neighbouring properties.

Loss of view.

Noise disturbance.

Impact on highway safety.

Increased pollution.

Increase in traffic.

Overshadowing.

The Council ignore the residents and the scheme will be

built regardless.

9. Transport Statement is inaccurate and misleading.

10. Sabden is NOT served well by public transport, and |
would have hoped this new development would improve
these links.

11. Sabden is NOT served well by shops, as we only have a
Post Office, General Store and a Sandwich Shop.

12. Sabden is a ‘Village’ and should stay that way.

13. Detrimental impact on infrastructure (Doctors/Schools).

14. The houses for the elderly in the middle of an estate is

beyond belief.

NN E
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15.

16.

17.

18.
19.

20.
21.
22.

23.

24.

25.
26.
27.
28.
29.
30.
31.

32.
33.

34.

35.

36.

37.

38.
39.

40.

41.
42.

Scheme lacks design and understanding considering it is
in a Conservation Area.

The flats adjacent to Whalley Road is a brutal, modern
design, totally out of keeping.

Increase in height of building adjacent Whalley Road is
unacceptable and surely against EH guidance?
Inappropriate use of modern materials.

Why keep the chimney? Is it to offset the visual impact of
losing the rest of the buildings?

The chimney will be a burden in years to come.

Lack of parking in the area.

Increase in vehicular traffic to/through Sabden.

The roads are dangerous already and a number of
accidents have occurred due to parked cars.

Losing the factory will benefit the area but by increasing
the number of houses will not.

Overdevelopment of the site.

Unacceptable density and mass of dwellings on site.
Development is insensitive to the historic townscape.
Impact on the character and setting of Sabden.

Impact on the character and setting of the A.O.N.B.
Unsympathetic conversion of the Whalley Road Mill.

Do the Council ignore residents as this is the 4™ time |
have objected.

Impact on wildlife and ecology on site.

Consent was granted for 40/50 on this site however 70 is
too many.

Does not comply with the requirements of the Town and
Country Planning (Listed Buildings and Conservation
Areas) Act 1990.

Can the sewerage system cope with this development?
Concern regarding flooding and how this scheme will
affect Sabden?

Style and design of proposed dwellings are out of
keeping.

Development would not align with the Core Strategy.
Sabden should be provided the same protection as other
A.O.N.B. villages (Grindleton, Slaidburn e.t.c.)

The previous consent was on the basis of retaining
employment in the Village (Marbill), this offers no such
benefits.

Is there any ‘Open Space’ provision?

The Planning Department should be more pro-active and
‘plan’ for Sabden, not just approve anything.

One letter welcomes the development, as it will open up the
Brook side to residents and provides more wildlife protection.
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Proposal

This application seeks permission for the creation of 70 dwellings on the Victoria Mill Site on the
corner of Watt Street and Whalley Road in Sabden. The application proposes the demolition of
a number of buildings on site including the weaving sheds and several outbuildings, with the
former Spinning Mill and Chimney (as with previous proposals) retained as a symbol of the
site’s industrial past. As with the previously approved proposal, the former Spinning Mill
accessed off Whalley Road, will be converted into 22 apartments (as per the proposal
previously approved by Application 3/2008/0621/P) consisting of:

»= 8no. one bedroom apartments,
* 5no. two bedroom apartments, and
= 9no. two bedroom duplex apartments,

In addition, the buildings accessed off Watt Street that were previously used as the main offices
for Marbill, will be also be retained and converted into three, three bed town houses. The site
north of the exposed Sabden Brook also includes the erection of 7 no. market houses, with the
four facing onto Whalley Road, two/three storey in height (two storey onto Whalley Road, with a
three storey rear elevation due to the drop in land levels) and the three closer to the Brook at
three storeys.

The remainder of the buildings on site are to be demolished and the site redeveloped in its
entirety for housing. This will include the erection of a further 38 dwellings consisting of 27
affordable dwellings (4no. two bed bungalows, 10no. three bed/2 storey, 3no. two bed/2 storey,
9no. two bed apartments/three storey and 1no. one bed apartment) and 11 no. market
dwellings. (3no. three-bed/2 storey, 7no. four-bed/3 storey and 1no. two-bed apartment).

With regards to the design rationale for the site, along Watt Street, 5 no. mews houses are
proposed to replicate the character of existing properties further along Watt Street and on
Whalley Road opposite the site, with the frontage of the four facing onto Whalley Road on the
northern portion of the site following this underlying principle. The access to the main body of
the site is via a new roadway close to the position of the existing site access. Within the site, the
dwellings are a mixture of single, two and three storey properties, with the three storey
properties set to the far corner of the site. Due to the identified need for single storey
accommodation, 4 no. affordable bungalows are proposed, with the design and style replicating
the engine room building that is to be removed from that particular location on site. The rest of
the properties on site have been designed with the traditional scale of properties in Sabden in
mind, providing details such as the pitched roofs, window proportions, architectural details etc,
with the focus on the detailing placed to ensure the desired simplicity is achieved successfully
utilising more modern materials to reflect the traditional form.

With regards to the soft and hard landscaping proposed for the site, there includes a hierarchy
of semi-mature tree planting along the route way into the site that assist in defining and
softening the impact of the vehicular user, with key nodal points and junctions clearly defined
and a number of pockets of open space and seating areas within the core of the site provided.
Opening up the riparian corridor and the creation of a brook side meadow has created further
open space with the peripheral woodland/development interface carefully considered and native
woodland species proposed to assist in assimilating the development into the semi-rural locality.
A Management Company in collaboration with the Registered Provider will manage all of these
pockets of open space. The landscaping for front and rear gardens provides a formal attractive
setting for the dwellings, with formal box hedging, accent tree and shrub planting to the fronts

85



provides an attractive and appropriate arrival space and public amenity, and fenced enclosures
with patios and lawns to the rear to provide private space for residents to enjoy. Gated access
allows for ease of maintenance and the storage of bins and bicycles. The boundary treatment to
the south and south-west adjacent to existing woodland is made up of a combination of 1.8m
high close boarded fencing (where screening and some noise attenuation is required) and 1.8m
high railings to allow views onto the woodland, with the south-eastern boundary remains largely
unchanged being made up of existing walls open railings to allow views onto the river and
proposed hedging to provide garden privacy. Brick walls with archways provide visual
connectivity between the proposed dwellings with pedestrian permeability provide through
archways.

Finally, the scheme also includes the provision of a pond off Sabden Brook to the south-west of
the site, in order to replace the former mill lodge on site that will be lost via the erection of plots
34-40, and a feature construction on the north side of the Brook to replicate the environment
currently provided by what was believed to be the blowing tower attached to the mill. This
structure will form a feature at the end of the access road off Whalley Road. The report
prepared by ERAP identifies this lodge as having an importance for bats and other wildlife, and
as such these measures are required to ensure no significant loss of wildlife habitat.

Site Location

The site is located on the western edge of the village boundary of Sabden, which lies approx.
3m south east of Clitheroe. The site also lies within the recently adopted Conservation Area,
and the Forest of Bowland Area of Outstanding Natural Beauty, as designated by the Ribble
Valley Districtwide Local Plan. The site covers approx. 1.3 hectares and approx. 60% of the site
is currently occupied by Victoria Mill itself and associated offices.

Relevant History

3/2011/0128/P - Partial demolition of Victoria Mill with retention of the mill chimney, offices and
spinning block (Conservation Area Consent) — Report on this Committee Agenda.
3/2010/0845/P - Proposed demolition of existing mill, opening up of Sabden Brook, the erection
of 46 dwellings (20 affordable), a new access road to Watt Street and retention of the mill
chimney — Withdrawn.

3/2010/0844/P - Demolition of buildings at Victoria Mill, with retention of the Mill Chimney —
Withdrawn.

3/2008/0622/P — Conservation Area Consent for the part demolition of Victoria Mill — Granted
Conditionally.

3/2008/0621/P - Mixed use development comprising erection of general industrial unit (B2),
28no. houses and conversion/extension of mill building into 22no. apartments (Resubmission) —
Granted Conditionally.

3/2007/1083/P — 1.23ha mixed use development comprising of the part conversion part
extension of existing mill into 21no. apartments; the erection of 27 no. townhouses and
1858sqg.m. of general industrial (B2) space. — Withdrawn.

3/2001/0125/P — Extension of the loading/unloading area — Granted Conditionally.
3/2000/0607/P — Use of first floor premises for the manufacture and sale of leather three-piece
suits — Granted Conditionally.

3/1999/0006/P — Change of Use of industrial unit to form coach depot for six coaches including
repair & maintenance facilities (Retrospective) — Granted Conditionally.

3/1997/0126/P — Outline Application for residential development (40 units) — Withdrawn.
3/1994/0092/P — Extension to engineering works — Granted Conditionally.
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3/1990/0783/P — Change of use for land as storage for caravans and other vehicles — Granted
Conditionally.
3/1990/0025/P — Change of use from industrial to offices — Granted.

Relevant Policies

Policy G1 - Development Control.

Policy G4 — Settlement Strategy.

Policy ENV1 — Area of Outstanding Natural Beauty.

Policy ENV7 — Species Protection.

Policy ENV13 — Landscape Protection.

Policy ENV16 — Development in Conservation Areas.

Policy ENV18 — Retention of Important Buildings within Conservation Areas.
Policy H15 — Building Conversions — Location.

Policy H16 — Building Conversions — Building to be Converted.

Policy H17 — Building Conversions — Design Matters.

Policy H20 — Affordable Housing — Villages and Countryside.

Policy H21 — Affordable Housing — Information Needed.

Policy RT8 — Open Space Provision.

Policy T7 - Parking Provision.

SPG ‘Extensions and Alterations to Dwellings’.

Regional Spatial Strategy (RSS) Policy L4 - Regional Housing Provision.
RSS Policy L5.

RSS Policy ERS.

PPS3 Housing.

PPS5 — Planning for the Historic Environment.

PPS7 Sustainable Development in Rural Areas.

PPS9: Biodiversity and Geological Conservation.

PPS25 Development and Flood Risk.

Planning (Listed Buildings and Conservation Areas) Act 1990 (as amended).
The Wildlife and Countryside Act 1981 (as amended).

The Conservation of Habitats and Species Regulations 2010.

Environmental, AONB, Human Rights and Other Issues

The original report relating to this application was taken to the July 2011 Planning and
Development Committee Meeting where Members were minded to grant planning permission
subject to conditions and therefore Deferred and Delegated the final decision to the Director of
Community Services to negotiate the satisfactory completion of a Legal Agreement (in terms
described in the section ‘Content of Legal Agreement’) to deal with the delivery of affordable
housing and secure the necessary highways contributions of wheeled bin provision requested in
relation to this development. The reason this report is now back on the Agenda is that the Agent
seeks to vary the tenure mix for the Affordable Housing on site, and the full details of this will be
set out in the relevant section. The rest of this report remains the same as that presented on the
14 July 2011.

This application seeks permission for the creation of 70 dwellings on the Victoria Mill Site on the
corner of Watt Street and Whalley Road in Sabden. The proposal seeks consent to convert two
of the buildings on the site into residential units, namely the former Spinning Mill, accessed off
Whalley Road, and the buildings accessed off Watt Street that were previously used as the
main offices for Marbill, with the remainder of the buildings on site (not including the chimney) to
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be demolished and the site redeveloped in its entirety for housing. This will include the erection
of 45 *new build’ dwellings, of which 27 will be affordable dwellings.

Committee will be aware that planning permission and conservation area consent were granted
in November 2008 for a mixed-use development on the site comprising the conversion and
extension of the existing three storey mill building for 22 apartments, with the remainder of the
buildings on site (not including the chimney) being demolished in its entirety in order for the site
to be redeveloped with the erection of a general purpose industrial unit (B2) for use by the
owner, Marbill Ltd, and the erection of 28 dwellings. The application also included 6 ‘Affordable
Units’. Within the Planning Statement submitted with the Application, it notes that at the time of
this application being submitted, Marbill had hoped this permission would enable the Company
to stay in Sabden within modern premises to accommodate the business’ updated technological
requirements, as the building in its current state is unsuitable for modern day industry. However,
in order to safeguard the company’s future, and retain 30 jobs within the Ribble Valley, the
decision was made to relocate the business away from this site, and as such, since the end of
May 2011, they are now based full-time at Time Technology Park in Simonstone.

The current amended and proposed scheme has been the subject of lengthy negotiations
between the Planning Department, the developer/agent and the Housing Association linked to
the previous consent. The Housing Association were aware of the change in circumstances of
Marbill, and sought the opportunity to provide additional affordable housing on the site, hence
the amendments to the scheme and the significant increase in the number of affordable units
proposed. Whilst the Planning Department are mindful that there is still a ‘live’ consent on this
site for its development for housing, the previous proposal was linked closely to the retention of
the existing industrial use on the site. Therefore, in assessing this proposal, consideration must
be had in relation to the significant change in situation for the previous applicant (including their
relocation), the current housing supply within the Borough and the increase in the number of
affordable units proposed, as well as how the overall design of the scheme relates to the
recently introduced National Planning Policy Document PPS5, which relates to development
within the historic environment.

There have been a number of objections from both neighbours and statutory consultees, and in
assessing this scheme these objections/issues will be answered/outlined throughout this report.

PRINCIPLE OF DEVELOPMENT

In terms of the principle of developing the site for housing, we must consider that the scheme
offers two means by which residential accommodation is to be provided. There are 25 units to
be created by converting existing buildings on site, and as such Policies H15, H16 and H17 are
considered to be important. Indeed, given the location of the site in relation to the settlement
boundary and adjacent residential properties and the provision of the buildings assessment
report, the conversion of the two buildings to residential units would comply with the relevant
Local Plan Policies.

However, these 25 units form part of an overall scheme that would result in the creation of 70
units in total, and in assessing this regard should be had towards Policy G4, the Council’s
Affordable Housing Memorandum of Understanding (AHMU), the RSS and PPS3. Policy G4 of
the Districtwide Local Plan allows for the use of infill sites, the rehabilitation and re-use of rural
buildings and proposals that contribute to the solution of a particular need. For the purposes of
this policy, infill is described as the filling of small gaps within small groups of houses and it is
considered that this particular site is too large to be considered as an infill site. The scheme
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proposes over a third of the residential units on site to be created by virtue of the rehabilitation
and re-use of existing buildings on the site, and that over a third of the residential units on the
site will be ‘Affordable’ units to contribute to the solution of a local housing problem.

The RSS Policies are still a material consideration, and as they supersede the Districtwide Local
Plan, it is worth considering Policy L4 - Regional Housing Provision which notes that local
planning authorities should monitor and manage the availability of land identified in plans and
strategies and through development control decisions on proposals and schemes, to achieve
the housing provision set out. In doing so they should use the results of the up-to-date Strategic
Housing Market Assessments and Strategic Housing Land Availability Assessments to inform
the allocation of and development control decisions on specific sites. Given the development is
specifically for housing, the National Planning Policy Statement 3: Housing (PPS3) must also be
considered. Paragraph 72 of PPS3 states that where LPAs cannot demonstrate a 5-year supply
of deliverable housing land, which is the current case in the Ribble Valley, paragraph 69 should
be considered in deciding planning applications. Therefore, in assessing the proposals in
relation to paragraph 69, Local Planning Authorities should consider:

achieving high quality design,

ensuring developments achieve a good mix of housing,

the suitability of a site for housing,

including its environmental sustainability,

using land effectively and efficiently; and

ensuring the proposed development is in line with planning for housing objectives.

Details relating to bullet points 1, 2, 4 and 5 will be covered later in this report, however in
respect to bullet points 3 and 6 and as the site lies wholly within an existing village settlement
boundary with local amenities and services, it is considered that the site is located in a suitable
location and meets the PPS3 (bullet point 3) criteria.

Another material consideration in respect of housing on this site is the Affordable Housing
Memorandum of Understanding, which was subject to public consultation. Within this document
it notes that ‘The Council will negotiate the provision of affordable housing on all qualifying
housing developments as follows: In Longridge and Clitheroe on housing developments of 10 or
more dwellings (or sites of 0.5 hectares or more, irrespective of the number of dwellings), the
Council will seek affordable housing provision at 30% of units on site. The scheme provides 27
Affordable Units on site, equating to 38.5% of the dwellings on site, and as such is considered
to comply with this requirement. This in turn also helps the scheme meet PPS3 (bullet point 6)
criteria.

In conclusion, given the current lack of a five year housing land supply within the Borough, and
that the number of Affordable Units provided on this site is over and above the level normally
required, it is considered that the development of this site is acceptable in principle in line with
point 3 of paragraph 69 of PPS3 and Local Plan Policy G4, on the basis that the scheme will
contribute to the solution of a particular local housing problem, the development of this particular
site has been considered appropriate subject to other material considerations set out below.

AFFORDABLE HOUSING
With specific regards to the proposed Affordable Housing on site, as noted above the scheme

provides 27 Units on site, equating to 38.5% of the dwellings on site, and as such is considered
to comply with this requirements of the Affordable Housing Memorandum of Understanding
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which requires a minimum of 30%. The original site offer comprised of 21 affordable rented units
with 6 shared ownership units included in the proposal. In relation to this proposal, the Council's
Housing Officer noted that this would satisfy the rented affordable housing need in Sabden.

The Agents have now requested that the tenure mix for the affordable units on the Victoria Mill
is altered, with the main chance being that the 6 shared ownership units on the site (3x2 bed
and 3x3bed properties) be increase to 10 shared ownership units, and for these to be all 3 bed
properties. The number of rental units will obviously decrease to 17 units. This request has been
made by Ribble Valley Homes, the Registered Provider delivering the affordable units on the
site, with the reason for the request being that another site in Sabden has received confirmation
of Homes and Communities grant allocation for some rental units in Sabden therefore reducing
the evidenced need for rental units on this scheme.

The Council’'s Housing Officer notes that demand for shared ownership units in Sabden is
evidenced in the Sabden Housing Needs survey 2011, with 14 households identified discounted
home ownership as there tenure preference, and that this request has been discussed and is
supported by the Strategic Housing Working Group. On this basis, there are no objections to
this variation in the tenure mix.

The revised Legal Agreement submitted as part of the application is also considered to be
satisfactory in terms of nhomination rights, approved persons criteria and the proposed phasing
of the affordable units, in line with the requirements of Local Plan Policies H20 and H21, and the
requirements of PPS3 (bullet point 2 ) criteria. As noted above, the Strategic Housing Working
Group discussed the revised offer and were satisfied with the revised Affordable Housing Offer.

LOSS OF EMPLOYMENT

The scheme proposed no longer includes the replacement of employment space on site as the
previously approved scheme did, and as such the tests to be considered on the matter of the
loss of employment in relation to this site are set out in the save Local Plan Policy EMP11.
Amongst other criteria to consider, the Policy seeks to ensure that the impact of the loss of the
site from employment is not detrimental to the local economy, and that other environmental
considerations are of benefit to the locality.

The Head of Regeneration and Housing, Colin Hirst, notes in his considerations of the proposal
that he has always taken the view that a mixed scheme would be a preferred option, as was
intended in the previous scheme. However, he notes the applicants report explores the relevant
matters namely:

= the intended relocation of the business to another site, likely to be within the Ribble Valley
(Marbill have moved sites to Time Technology Park); and

= the challenge that the site presents in terms of achieving not only a viable redevelopment for
employment purposes but also fundamentally the extent of viable demand that would exist if
a scheme was delivered speculatively.

In considering this, it is not anticipated that given the location of the site and access to the
strategic highway network that there would be a great demand for premises. Indeed viewed
another way would the Council seek to allocate land at this location for employment purposes?
The Head of Regeneration and Housing considers not. Therefore, in the absence of a need
from an existing occupier it is accepted that the employment opportunities on this site are
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limited, and on this basis, it is considered that the wider benefit of redeveloping the site for a
suitable residential scheme with affordable housing offers a more recognised regeneration
benefit for not only Sabden but for the surrounding villages and towns, and in doing so is
considered to comply with the requirements of Policy EMP11.

IMPACT ON HERITAGE ASSETS

The site lies within the Sabden Conservation Area, which by virtue of the guidance provided in
PPS5: Planning for the Historic Environment is considered to be a designated Heritage Asset. A
Heritage Statement and Archaeological Desk-based Appraisal have all been submitted as part
of the application, regarding the development of the site and the proposals overall effect on the
designated Heritage Asset, as there is no question that the scheme proposed will have a
significant impact on not only the Conservation Area (Heritage Asset) but also the Area of
Outstanding Natural Beauty. In line with PPS5, consideration of the scheme must be held in
accordance with the following relevant Policies of this document:

o Policy HE7.1 states that ‘such identification and assessment of the particular significance of
each element of the historic environment is fundamental to decision making’,

e Policy HE7.4 requires consideration of the sustaining and enhancement of the significance
of heritage assets and of the consideration of the positive role of heritage assets in place-
shaping,

o Policy HE 9.1 states that: “there should be a presumption in favour of the conservation of
designated heritage assets and the more significant the designated asset, the greater the
presumption in favour of its conservation should be. Once lost, heritage assets cannot be
replaced and their loss is a cultural, environmental, economic and social impact. Significance
can be harmed or lost through alteration or destruction of the heritage asset or development
within its setting. Loss affecting any designated heritage asset should require clear and
convincing justification”,

e Policy HE9.2 states that where the application will lead to substantial harm to or total loss of
significance local planning authorities should refuse consent unless it can be demonstrated
that:

0] the substantial harm to or loss of significance is necessary in order to deliver
substantial public benefits that outweigh that harm or loss; or

(i) (&) the nature of the heritage asset prevents reasonable uses of the site;

(b) no viable use of the heritage asset itself can be found in the medium term
that will enable its conservation;

(© conservation through grant-funding or some form of charitable or public
ownership is not possible; and

(d)  the harm to or loss of the heritage asset is outweighed by the benefits of
bringing the site back into use”.

English Heritage have positively commented on the proposal, noting that in their view the
revised layout/density, massing, scale, height and streetscape design would result in a
development that will preserve the character and appearance of the Conservation Area subject
to careful detailing and choice of materials. They are also satisfied that with the application of
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appropriate conditions, or clarification of detail prior to determination, that the requirements of
S72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 (as amended) can be
satisfied. However, whilst they are pleased that the chimney, office block and main Spinning
block will be retained on site, they consider that the LPA must determine whether the policy
requirements of PPS5 HE9.2 (i) or (ii) have been met in relation to the other buildings on site.

As noted above, Policy HE9.2 states that where the application will lead to substantial harm to
or total loss of significance local planning authorities should refuse consent unless it the
proposed development can demonstrate that it complies with sections (i) or (ii). The Agent has
considered the scheme against Section (i), which asks whether “the substantial harm to or loss
of significance is necessary in order to deliver substantial public benefits that outweigh that
harm or loss”. In this case, a substantial level of information has been provided by the Agent
within the documents supplied as part of the proposal, within the Employment Report, Planning
Statement and Heritage Statement. They consider that given the ‘significant’ focal buildings
being safeguarded and retained on site, the proposal would not only promote the long-term
future and vitality of the majority of the significant buildings on site, but also facilitate and enable
the delivery of a high proportion of new affordable homes targeted at locally defined needs. This
substantial public benefit is considered to outweigh the harm or loss of associated with the loss
of some buildings. Moreover, the Employment Report submitted notes the challenge that the
site presents in terms of achieving a viable ‘redevelopment’ opportunity for employment
purposes and the extent of viable demand that would exist if a scheme was delivered
speculatively, and that the proposal itself enables the existing business user to relocate to
another suitable site and therefore retain valuable employment within the Borough. The
proposals also facilitate the opening up of the site and the Brook into the public realm, enabling
a wildlife corridor and associated ecological value, therefore delivering additional substantial
public benefit.

With specific regards to the conversion of the retained buildings on site, Local Plan Policy H15
of the Local Plan notes, “The conversion of appropriate buildings within settlements or which
form part of already defined groups is acceptable”, however this is providing that there would be
no materially damaging effects on the landscape qualities of the area, and Policy H16 which
notes that “the building must be structurally sound and capable of conversion, without the need
for extensive or major alterations which would adversely affect the character or appearance of
the building”, and that “the character of the building and its materials are appropriate to its
surroundings and the building is worthy of retention”. In this case, the scheme is considered to
acceptably comply with these two Policies.

With specific regards to the design of the converted buildings, Policy H17 discusses such points
noting that it must of a high standard and in keeping with the local tradition, and that “Too many
doors and windows, the insertion of dormers, roof lights and chimneys and the alterations of
roof trusses will devalue the character of traditional farm buildings and that of the surrounding
environment.” In this case, the existing buildings benefit from a number of existing openings
within their elevations to enable a reasonably easy conversion, indeed there are very few
alterations proposed to either building on site apart from the incorporation of Juliet balconies on
some of the larger openings of the spinning mill, and in the elevation of the former office building
facing the Brook, and the replacement of the roof of the spinning mill with a zinc clad extension
that incorporates a mezzanine floor. This element was approved as part of the currently extant
2008 scheme.

Therefore, having assessed the scheme in regards to not only the relevant Local Plan Policies
G1, G2, H2, H15, H16 and H17, and the national guidance provided within PPS5, | am satisfied
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that the principle of the scheme complies as the Agent has indicated sufficient supporting details
to the consideration that the substantial harm to or loss of significance of the heritage assets are
necessary in order to deliver substantial public benefits that outweigh that harm or loss.

VISUAL IMPACT OF SCHEME ON A.O.N.B. AND CONSERVATION AREA

As with previous proposals for developing this site, one of the main considerations has been the
visual impact on the character and setting of the Sabden Conservation Area and the this
particular section of the Forest of Bowland Area of Outstanding Natural Beauty. The basis of the
previously approved application was first and foremost, to provide a new industrial building to
allow the applicant at the time, Marbill Development Ltd, to remain within the village of Sabden.
The project was to be funded by the sale of the proposed 28 new build dwellings and 22
apartments within the converted part of the mill, and in order to create space for this
development; a large portion of the site was to be demolished.

This revised application seeks the retention of the chimney and former spinning block, as well
as the former office buildings that sit on the bank of Sabden Brook. As noted earlier, the LPA
have considered the principle of the proposal in regards to the policy requirements of PPS5
HE9.2 (i), and have concluded that, “the substantial harm to or loss of significance is necessary
in order to deliver substantial public benefits that outweigh that harm or loss”, as the proposal
would not only promote the long-term future and vitality of the majority of the significant
buildings on site, but also facilitate and enable the delivery of a high proportion of new
affordable homes targeted at locally defined needs.

Aside from this, whilst the loss and replacement of buildings on the site is considered in
principle to be acceptable, the scheme must still be visually acceptable in relation to the
A.O.N.B. and the Conservation Area. Policy ENV1 states that “The landscape and character of
the A.O.N.B. will be protected, conserved and enhanced, and development will need to
contribute to the conservation of the natural beauty of the area.” Policy ENV16 states, “Within
conservation areas, development will be strictly controlled to ensure that it reflects the character
of the area in terms of scale, size, design and materials, with trees, important open spaces and
natural features also protected as appropriate.”

English Heritage have positively commented on the proposal, noting that in their view the
revised layout/density, massing, scale, height and streetscape design would result in a
development that will preserve the character and appearance of the Conservation Area subject
to careful detailing and choice of materials. They are also satisfied that with the application of
appropriate conditions, or clarification of detail prior to determination, that the requirements of
S72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 (as amended) can be
satisfied. Indeed one of the key suggestions to the Agent whilst discussing the proposal is that
as the existing buildings cannot be retained on site, it is imperative that the residential buildings
proposed on the site and the conversion of the mill be represented by a high quality and
sympathetically designed scheme. The scheme as submitted is the consequence of various
meetings and discussion with the agent/applicant, and it is worth noting the following key points:

* The chimney as a focal point has been retained within the proposal.
= The mill building conversion scheme is as the previously approved scheme, which retains

the main features of the building during its conversion with a limited number of additions to
its structure.
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» The retention of the former office building that fronts the Brook, will ensure a distinct feature
remains to aid the setting of the chimney, considered to be a ‘focal building’ within the
Sabden Conservation Area Appraisal.

» There is sufficient distance between habitable room windows of the proposed residential
units and those existing.

» The proposed new dwellings fronting Whalley Road and Watt Street have been designed to
match those properties adjacent, providing a suitable gateway into the village and into the
site.

= The proposed development follows a traditional scale of architecture, with a focus on
detailing to ensure the desired simplicity of the proposal, but via using modern materials to
reflect traditional form.

= A palette of materials has been selected to ensure a cohesive development is achieved,
however the final materials strategy plan is yet to be agreed.

= The three storey properties in the centre of the site do not appear dominant due to the
difference in ground levels, and as such have no visual impact.

» The proposed new apartment building in phase 2 of the development has been designed as
a modern interpretation of the spinning mill building on the north of the Brook, and is
considered to be of sympathetic design, scale and massing.

Considering the above, along with the sensitively designed landscaping proposals for the site
which includes a hierarchy of semi-mature tree planting along the route way into the site, a
number of pockets of open space and seating areas within the core of the site provided, the
open space created by opening up the riparian corridor along the Brook and the creation of a
brook side meadow with the peripheral woodland, the scheme is considered to apply with Local
Plan Polices ENV1 and ENV16 respectively, and as such, the proposal as a whole is
considered to have no significant impact on the amenity of nearby residents, and is considered
to be sympathetic to the character of the village of Sabden, the setting and character of the
Conservation Area and will have no significant impact on the setting or character of the
A.O.N.B.

FLOOD RISK

The Environment Agency (EA) originally objected to this proposal on the basis of the flood risk
data supplied, however following the submission of additional information, they have withdrawn
this objection subject to certain conditions being added to any approval. The site has a history
flooding, and has flooded twice before because the upstream culverted watercourse blocked
and overflowed. As a consequence, floodwaters flowed down Whalley Road, up Watt Street and
into the site. As such, the EA see it as imperative that the entrance to this development is raised
so that floodwaters cannot enter the site, as they are satisfied that the raised levels will prevent
flood waters from entering the site in the future should the upstream culver block and overflow
again. The other concern raised was with regards to there being insufficient detail supplied in
regards to the culvert being removed, however the submission of dimensioned cross-sections
through the river in relation to the culvert to be removed has satisfied their concern. The prior
consent of the EA will be required for the removal of the culvert and associated works.
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IMPACT ON BIODIVERSITY

With specific regards to the developments impact on ecology on this site, due to constraints
being placed upon the development by the E.A and the Lancashire County Council Ecologist,
the scheme also includes the creation of a new pond to the west of the main site on agricultural
land in order to mitigate for the loss of the existing pond on site. The proposed development is
dependant upon mitigation being undertaken on land that is outside the control of the applicant.
To address this, a Deed of Easement between the applicant and the adjacent landowner is
proposed, a copy of which has been included within Appendix 3 of the Advisory Report and
Executive Summary on Ecological Issues by ERAP. This demonstrates how the applicant
intends to deliver the off-site mitigation on land outside their control. Circular 11/95 states that
permission cannot be granted subject to a condition that the applicant enters into an agreement
under other powers, so the EA appreciate that they cannot recommend a condition requiring the
applicant and adjacent landowner to complete a Deed of Easement. However they have
requested that any subsequent approval be conditioned such that the proposed mitigation works
be undertaken and completed prior to the commencement of development.

The scheme also includes a significant number of other biodiversity gains including:

= the culvert beneath the mill will be opened-up to create a permanent and functional wildlife
corridor and permanent habitats for roosting, commuting and foraging bats, fish species,
aquatic invertebrates, aquatic and water-margin plant life, breeding Dipper and feeding
Kingfisher;

» the Sabden Brook proposals including a buffer zone as agreed with the EA will increase the
wildlife corridor function of the brook;

» the leaking millpond will be replaced by a new pond of the same water area (600 m2),
specifically designed and constructed for biodiversity and as a permanent habitat for
protected and Priority species;

= a further advantage of replacement of the millpond by an appropriately designed and sited
new pond will be that the fish (Bullhead, Trout and European Eel) that are trapped in the
millpond and cannot return to Sabden Brook can be released and given access to the brook;

= three hibernacula to support the Common Toad population will be constructed close to the
new pond, in areas that will not be inundated, to provide year-round cover for toads and
other amphibians as well as hibernation sites;

= jnvasive and introduced alien species that are harmful to natural biodiversity, namely
Japanese Knotweed and Indian Balsam, will be eradicated from the site to ensure that
existing biodiversity can be retained and enhanced, and new biodiversity can be
incorporated successfully in the design of the scheme without threat of invasion by alien
species:

= Nesting birds can be protected and permanent new nesting and feeding habitats will be
provided as an integral part of the redevelopment by landscape planting to native flowering
and berried species, and installation of nest boxes on buildings and along Sabden Brook for
House Sparrow, Swift and Dipper.
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» The lighting scheme will be designed to maximise biodiversity value by the use of directional
and screened artificial lighting, to avoid the new pond, new bat roosts and the Sabden Brook
corridor.

» The proposed landscape planting to native species in gardens and streetscape habitats will
also improve habitat connectivity.

» An additional benefit to urban wildlife will be erection of close-boarded fencing along garden
boundaries at 0.15m to 0.2m above ground level. This will allow Hedgehogs and Common
Toads, both of which are Priority Species, to move between gardens and throughout the
garden network as well as providing garden habitat connectivity with the proposed new
pond-breeding site for Common Toads.

The biodiversity gains that will be achieved will ensure that there will be a net gain in biodiversity
at the site, and that the gains will be permanent and sustained. Of key biodiversity importance is
the opportunity that the scheme presents for ensuring that the habitats and populations of
protected species and Priority Species at the site are given lasting protection, either by retention
and enhancement in the case of the culvert, or by replacement in the case of the leaking and
redundant millpond. The scheme provides an opportunity to secure the long-term management
of the habitats for wildlife in accord with the objectives of National and Local biodiversity action
plans and species action plans. The biodiversity proposals, the implementation of which will be
incorporated in the design and construction of the redevelopment of the site, are in good accord
with the Key Principles of Planning Policy Statement 9: Biodiversity and Geological
Conservation (PPS9).

IMPACT ON TREES

With specific regards to the developments impact on trees on site, the LCC Ecologist notes that
the tree survey indicates that there are a number of fairly large and mature trees with features
characteristic of veteran trees, e.g. deadwood in the canopy, rot holes and decay, and that
PPS9 emphasizes the importance of aged or 'veteran' trees for biodiversity, and recommends
that their loss is avoided and that planning authorities should encourage the conservation of
such trees as part of development proposals. On this basis, despite the loss of a number of
trees from within the site, the key frontage trees onto Whalley Road and the substitute trees
proposed as part of the landscaping scheme for the site are considered to more than mitigate
for the loss.

IMPACT ON HIGHWAY SAFETY

The following comments relate to the formal response from the County Surveyor in respect to
the proposal, sent in response to the Transport Statement (Savill, Bird and Axon), Design and
Access Statement (Street Design Partnership) and the Planning Statement, all dated February
2011, prepared on behalf of Bowsall Limited, and the revised Transport Statement (Savill, Bird
and Axon) received 17 June 2011. Lancashire County Council is responsible for providing and
maintaining a safe and reliable highway network, and with this in mind the present and
proposed traffic systems have been considered in and around the area of the proposed
development.

These supporting documents make specific reference to an existing planning consent at this site
for 50 dwellings (D3/2008/0622) and aspects of the existing permission inform elements of the
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current proposal, and the following comments regarding the means of access to the proposed
development and the consequent high safety and capacity impacts.

a. Access Strateqy

There are three points of access to the site, one from Whalley Road and north (existing) and
south (new) accesses from Watt Street. These have been designed to a satisfactory standard
for the anticipated end users and provide a safe means of access to the site. There is only 17m
separation between the new and existing vehicular access points on Watt Street and this is
below the normally accepted standard, however he is aware that the northern access will serve
a small number of units and that a low level of vehicular activity is anticipated. The creation of
the new access, serving the majority of the Watt Street based development, does reduce the
potential impact with the proposed development opposite at Cobden Mill (D3/10/0001),
achieving a separation in excess of 40m between the two.

b. Traffic Flows

The Transport Statement provided details of the net impact of the proposed development in
Table 4.5 (page 16). These figures are consistent with accepted methodology and trip data, and
he has no reason to question these results. On this basis, he is confident that the proposed
development will not have a detrimental impact on the operational capacity of the immediate
highway infrastructure on Watt Street and Whalley Road and that any further impact will be
acceptable.

c. Committed and Other Proposed Developments

Consent has been granted to a previous application for 50 dwellings on this site, D3/2008/0622.
Furthermore, there is an existing consent for a development on land opposite this site, at
Cobden Mill, D3/2010/0001.

d. Pedestrians and Cyclists Access

There are no existing Public Rights of Way passing through or along the immediate site
boundary.

e. Public Transport

The provision of good & reliable public transport is essential to this development. There are two
existing stops on Whalley Road close to its junction with Watt Street, with an existing shelter
provided to the south side. In view of the increased residential activity the development will
provide in the immediate area, improvements should be considered at both of these locations.
Consideration should be given to improving the facilities, construction and inconspicuous nature
of the shelter opposite the site.

There is scope to improve the condition of the existing shelter and improve the information it
carries on local services. However, while the main structure is sound, changes could be to the
bus stop bay with the relevant costs of these improvements being included in a Legal
Agreement. In this instance, a sum in the region of £6,500 would address the essential
engineering works.
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f. Road Safety

He has reviewed the latest accident data on the immediate highway network surrounding the
development, and notes that there have been no reported incidents involving personal injury
within 300m of the development site in the last five years, 1 January 2006 to 31 December
2010. However, in order to improve road safety at this location and reduce road signage clutter,
it is proposed to complete the following work:

1. Replace the existing signing at the junction of Padiham Road and Whalley Road with a more
coordinated arrangement.
2. Remove redundant signing and posts from Whalley Road.

3. Review and replace other highway signage in the vicinity of the proposed development.

In this instance, the County Surveyor notes it is difficult to provide an accurate estimate of the
necessary engineering works without a more detailed study of the local requirements. However,
the cost of amending the range of signs initially identified would be in the region of £1,500 to
£3,500. Lancashire County Council is looking at the introduction of 20mph Speed Limits on all
suitable residential roads by 2015. The proposed development could offer an opportunity to
promote such a scheme as a matter of priority, independent of the normal schedule. It would be
necessary to agree that the costs of consulting on and subsequently implementing this measure
would have to be met by the developer. The precise extent of the reduced Speed Limit within
the village will require further detailed consultations.

g. Parking Standards

The parking standards contained within The Regional Spatial Strategy (RSS) — North West of
England Plan (2008) remain the County wide standard for parking provision. The Government
has announced its intension to revoke the Regional Strategies in England through enactment of
the localism Bill. However, until such time, the RSS must still remain a material consideration in
assessing planning applications. The application identifies a total of 110 car parking spaces for
the 70 residential units, which he considers to be entirely appropriate.

h. Internal Site Layout

He notes that it was made clear during discussions that it is the intention of the applicant to
request that the Highway Authority adopt the roads on the site. Therefore, all construction
should be consistent with the LCC Residential Road Design Guide and we will pursue a Section
38 Agreement.

In view of the surface materials being considered, the complexity of the finish and the need to
provide some security for maintenance of these features, there should also be included a
commuted sum for this purpose.

i. Servicing, Delivery, Waste Collection, Emergency Access and Routing

The Transport Statement (Section 3.4.2) indicates that suitable manoeuvring space is available
within the site to allow for the safe movement of refuse and other service vehicles. He would be
grateful if this could be confirmed by providing details of the swept path modelling that have
been carried out.
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j. Planning Obligations

Should the Local Planning Authority be minded to approve this development, the County
Council would seek planning obligation contributions from this development to fund measures
that support sustainable transport. It is considered that measures will be necessary to promote
and support sustainable development, particularly in respect of public transport. Until agreement
has been reached on the Transport Assessment, the Local Highway Authority is unable to
provide full details on the request for planning obligations relating to highways and transport.
The planning obligations are expected to cover contributions for sustainable transport, walking,
cycling and public transport.

In this instance, specific contributions will be sought in respect of Public Transport
improvements (£6,500) and highway signage improvements (up to £3,500). In addition, costs for
possible Section 38 commuted sums and a contribution to as 20mph Speed Limit would have to
be assessed in more detalil.

Having discussed these revised comments with the agent, | can confirm that the applicant is
agreeable in principle to this proposed contributions request.

Conclusion

The proposals will result in increased flows on the existing transport network in and around
Sabden village, and there will be increased vehicle turning movements and impacts on
pedestrian movements at junctions in the vicinity of the development and, to a lesser extent,
elsewhere within the village centre. However, the level of increased vehicular and pedestrian
activity can be accommodated safely by the existing highway infrastructure, taking into account
the measures included within the application, with minimal detriment to existing amenity enjoyed
by residents, and as such the County Surveyor raises no objections in principle on highway
safety grounds.

PUBLIC OPEN SPACE PROVISION

Policy RT8 considers the provision of public open space on sites proposed for residential
development. It notes that on sites over 1 hectare; the layout will be expected to provide
adequate and usable public open space. In order to satisfy this requirement, the Agent has
submitted a supporting landscape statement outlining the design of the landscape proposals on
site, noting that considerable effort has been made to create an established high quality
landscape setting for the development that is in keeping with neighbouring properties and of
considerable benefit to the local amenity.

The statement notes that the surveys identified a number of opportunities to manage, augment
and enhance the existing landscape fabric, and as part of the overall development proposals
include additional native tree and shrub planting to the south-west and west of the site as part of
the creation of a replacement open water body within the woodland. A number of trees have
been identified to be removed as part of both arboricultural management programme and to
enable the development, however effort has been made to mitigate this with inclusion of
substantial tree and shrub planting within the development. In addition, they consider that by
opening up of the culvert this will also provide an opportunity to provide a valuable wildlife
corridor, riparian habitat and public open space to be enjoyed by local residents.
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They consider that the residential core of the site has been carefully designed to create a
pleasant and sustainable environment in which to live, with a hierarchy of semi-mature tree
planting along the route way assist in defining and softening the impact of the vehicular user.
They point out that key nodal points and junctions have been clearly defined and a number of
pockets of open space and seating areas within the core of the site have been provided, with
further open space created by opening up the riparian corridor and the creation of a brook side
meadow. It is noted that a Management Company, in collaboration with the Registered Provider,
will manage all these pockets of open space. Finally, a 5m wide shared reinforced grass
vehicular and pedestrian access has been provided, which not only allows riverside
maintenance for the Environment Agency but also provides a pedestrian link to the woodland to
the south- west. A further stepped access is provided from the cobble courtyard onto the
riverbank.

In considering the proposed landscaping of the site and the areas of Public Open Space
indicated on the submitted plan, it is considered that by virtue of the defined series of public
squares, the core of the site has been well designed, providing an attractive setting for the
dwellings and also a key sense of arrival. The shared surfaced contrasting block paving
provides adequate space for safe manoeuvring and access to car parking as well as adding to
the sense of place on site which, in contrast to a typical series of tarmaced pavements and
roads, is welcomed. The proposals are in keeping with surrounding development and the
vernacular of the locality, with a number of demonstrable improvements and enhancements
incorporated including:

= provision of public open space and seating;

= improvements to the landscape fabric with tree and shrub planting and quality surfacing
materials;

= ecological diversification with the creation of a wildlife riparian corridor and replacement
water body; and

= enhanced public realm and improved public access.

On this basis, and in view of the proposals set out and the undoubted ‘public realm’ benefits
being generated, it is considered that the package of improvements and enhancements should
be viewed favourably in lieu of any request for any financial contribution, as when combined
with the social, economic and sustainability benefits of the development the proposed
landscape treatment will improve and enhance the local amenity, the setting and character of
the A.O.N.B. and Conservation Area, and compliment the heritage assets retained on site.

CONTENT OF LEGAL AGREEMENT

This application has been submitted with a draft Legal Agreement to cover matters of affordable
housing. This report has outlined in detail these aspects and taken account of comments from
respective consultees/officers of this Council who are responsible for those matters. To clarify
for members, the Legal Agreement will stipulate the following:

1. The total number of affordable units on this site shall consist of not less than 27.
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2. 17 units shall be affordable rented housing (which shall be made up of 1x1 bedroom
apartment, 9x2 bedroom apartments, 4x2 bedroom EP bungalows and 3x2 bedroom
dwellings) to be allocated in accordance with the Council’s prevailing allocations policy.

3. 10 units shall be shared ownership (which shall be made up of 3x2 bedroom dwellings and
3x3 bedroom dwellings) to be occupied in accordance with the order of priority set out in the
shared ownership occupancy criteria.

4. Delivery of the affordable units shall be within the first phase of the site, with parties agreeing
that the site will be developed with no more than 50% of the private housing being occupied
until the approved affordable dwellings are completed.

5. The strategic housing working group are satisfied with regards to the terms of nomination
rights and approved person’s criteria.

6. A request for contributions to the Local Highway Authority (Lancashire County Council) will
be sought in respect to Public Transport improvements (£6,500) and highway signage
improvements (up to £3,500).

7. Contribution of £7,560 towards the administration and delivery costs of provided wheeled
bins for the site.

CONCLUSION

Having assessed the scheme in regards to not only the relevant Local Plan Policies but also the
guidance provided within the relevant National Planning Policy Statements, it is considered that
the wider benefit of redeveloping a site of previously developed land to bring forward a mix of
housing, including the delivery of affordable housing, that takes account of not only the heritage
conservation interests of the site but also the environmental and bio-diversity interests, clearly
outweighs the harm and loss to the site in question.

The proposal as a whole is considered to have no significant impact on the amenity of nearby
residents, and with the proposed improvements for Highway Signage and Public Transport
adjacent to the site, will have an acceptable impact on highway safety in the nearby vicinity and
improve the accessibility to and from Sabden.

Finally, the design, layout, scale, massing and material palette proposed for the scheme is
considered to be sympathetic to the character of the village of Sabden, the setting and character
of the Conservation Area and will have no significant impact on the setting or character of the
A.O.N.B. Therefore, as | am satisfied that the scheme complies with the consideration that the
substantial harm to or loss of significance of the heritage assets is necessary in order to deliver
substantial public benefits that outweigh that harm or loss, | recommend accordingly.

SUMMARY OF REASONS FOR APPROVAL
The proposal represents an appropriate form of development and given its design, size and
location would not result in visual detriment to the surrounding countryside, nor would its use

have an adverse impact on highway safety.

RECOMMENDATION: That Committee be minded to grant planning permission subject to the
following conditions and therefore Defer and Delegate to the Director of Community Services to
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negotiate the satisfactory completion of a Legal Agreement within a period of six months (from
the date of this decision and in the terms described in the section ‘Content of Legal Agreement’)
to deal with the delivery of affordable housing and secure the necessary highways contributions
of wheeled bin provision requested in relation to this development.

1.

The development must be begun not later than the expiration of three years beginning with
the date of this permission.

REASON: Required to be imposed pursuant to Section 91 of the Town and Country
Planning Act 1990.

The permission shall relate to the development as shown on Plan Drawing No's 1029-7f,
1029-10, 1029-19. 1029-39, 1029-43, 1029-49, 5808-PS01-Rev B, 5808-PS02-Rev A,
5808-PS03-Rev A, 5808-PS04, 5808-PS05-Rev A, 5808-PS06-Rev A, 5808-PS07-Rev A,
5808-PS08-Rev A, 5808-PS09-Rev A, 5808-PS10-Rev A, 5808-PS11-Rev A, 5808-PS12-
Rev A, 5808-PS13-Rev A, 5808-PS14-Rev A, 5808-PS15-Rev A, 5808-PS16-Rev A, 5808-
EA-01 and 250-01-Rev. A.

REASON: For the avoidance of doubt and to ensure that the development is carried out in
accordance with the submitted plans.

This permission shall be implemented in accordance with the proposal as amended by letter
and plan received on the 13" of May 2011.

REASON: For the avoidance of doubt since the proposal was the subject of agreed
amendments.

The phased development of the site shall be carried out in accordance with the details
provide within the e-mail dated 21 of June 2011, and as follows,

= Phase 1 - Plots 4-30,
= Phase 2 - Plots 1-3 and 31-41, and
= Phase 3 — Plots 42-70.

REASON: In order to safeguard the development of the entire site and prevent the further
deterioration of the original buildings proposed to be retained on site.

All the external works of the building to be converted into dwellings hereby permitted, shall
be completed before the expiration of three years from the date of this permission.

REASON: In order that the Local Planning Authority retains effective control over the
development and to ensure that there is no significant deterioration in the condition of the
building contrary to Policies G1 and H16 of the Ribble Valley Districtwide Local Plan.

Prior to the commencement of the demolition works on site, a further full building condition
survey relating to the buildings/structures to remain on site, namely the former office
building, the chimney and the former spinning mill, shall be carried out by a qualified
surveyor. Further surveys including a full, dimensional, verticality survey and a thorough,
specialist structural survey, as indicated within the RSK Group plc Structural Condition
Report dated February 2011, shall be carried out in relation to the chimney. The details,
findings, a schedule of conditions and a proposed sequence of operations for the conversion
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of the two storey, office building located on the bank of Sabden Brook, shall all be submitted
to and approved in writing by the Local Planning Authority, unless otherwise agreed in
writing.

REASON: In accordance with the requirements of Policy G1, H16, ENV16 and ENV18 of the
Local Plan, and PPS5, in order that the Local Planning Authority may be satisfied as to the
extent of necessary rebuilding works, and the manner in which it is to be carried out.

Within two years from the date of this decision, a schedule of works including a proposed
sequence of operations for the scheme of conversion of the former spinning mill shall be
submitted to and approved in writing by the Local Planning Authority. The scheme shall
also include full details of the methods of ‘cleaning’ the building in question.

REASON: In accordance with the requirements of Policy G1, H16, ENV16 and ENV18 of the
Local Plan, and PPS5, in order that the Local Planning Authority may be satisfied as to the
extent of necessary rebuilding works, as the application is for the conversion of the building
only, and the extent of other works and the manner in which they are to be carried out.

Prior to the commencement of phase 2 of the development, a schedule of works including a
sequence of operations for the scheme of conversion of the former Marbill office building
shall be submitted to and approved in writing by the Local Planning Authority. The scheme
shall also include dull details of the methods of ‘cleaning’ the building in question.

REASON: In accordance with the requirements of Policies G1 and H16 of the Ribble Valley
Districtwide Local Plan in order that the Local Planning Authority may be satisfied as to the
extent of necessary works involved, and the manner in which they are to be carried out.

Precise specifications and samples of walling, roofing, window and door materials, and
details of any window and door surrounds including materials to be used shall have been
submitted to and approved in writing by the Local Planning Authority before their use in the
proposed works. This can be agreed by submission of a materials strategy plan if required.

REASON: In order that the Local Planning Authority may ensure that the materials to be
used are appropriate to the locality in accordance with Policies G1, ENV1, ENV16 and H17
of the Ribble Valley Districtwide Local Plan.

Prior to the commencement of built development, larger scale details, specifications and
cross sections for all important features such as chimney pots, flues, external openings,
bays, joinery, eaves and roof junctions, shall be submitted to and approved in writing by the
Local Planning Authority before their use in the approved works. This is in respect to both
the new and the converted buildings.

REASON: In order that the Local Planning Authority may ensure that the design, style and
materials of the features to be used are appropriate to the locality in accordance with
Policies G1, ENV1, ENV16 and H17 of the Local Plan.

Notwithstanding the provisions of the Town and Country Planning (General Permitted
Development) Order 2008 (or any Order revoking or re-enacting that Order) any future
extensions and/or alterations to the dwellings or apartments hereby approved, or any future
additional structures, hard standing or fences including any development within the
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16.

curtilages, as defined in Schedule 2 Part 1 Classes A to H and Part Il Class A shall not be
carried out without the formal written consent of the Local Planning Authority.

REASON: In the interests of the amenity of the area and in order that the Local Planning
Authority shall retain effective control over the development, in accordance with Policies G1,
ENV1, ENV16, H2, H16 and H17 of the Ribble Valley Districtwide Local Plan.

Notwithstanding the provisions of the Town and Country Planning (General Permitted
Development) Order 2008 (or any Order revoking or re-enacting that Order) the new
dwellings, apartments or converted buildings shall not be altered by the insertion of any
window or doorway without the formal written permission of the Local Planning Authority.

REASON: In the interests of the amenity of the area and in order that the Local Planning
Authority shall retain effective control over the development, in accordance with Policies G1,
ENV1, ENV16 and H17 of the Ribble Valley Districtwide Local Plan.

No development approved by this permission shall be commenced until details of the
existing and proposed ground levels at the site entrances off Watt Street have been
submitted to and approved in writing by the local planning authority. The development shall
subsequently proceed in accordance with the approved details.

REASON: To ensure that the development is subject to minimum risk of flooding.

No site clearance, site preparation or development work shall take place until a scheme for
the removal of the culvert has been submitted and approved by in writing by Ribble Valley
Borough Council in consultation with specialist advisors. The approved scheme shall be
implemented in full.

REASON: To ensure that the watercourse and associated species are adequately protected
during this operation.

Prior to the commencement of development a scheme for the provision and management of
a buffer zone alongside Sabden Brook shall be submitted to and agreed in writing by the
local planning authority. Thereafter the development shall be carried out in accordance with
the approved scheme and any subsequent amendments shall be agreed in writing with the
local planning authority. The scheme shall include:

= plans showing the extent and layout of the buffer zone,

= details of any planting scheme (for example, native species),

= details demonstrating how the buffer zone will be protected during development and
managed/maintained over the longer term, and

= details of any footpaths, fencing, lighting etc.

REASON: To ensure the development does not detrimentally impact upon Sabden Brook.
No development shall take place until a scheme for compensatory habitat creation to
mitigate for the loss of the existing on-site pond has been submitted to and agreed in writing

by the local planning authority and implemented as approved. The scheme must include
details of long-term management and phasing and must be created prior to the loss of the
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existing pond. Thereafter the development shall be implemented in accordance with the
approved scheme.

REASON: To compensate for the loss of the existing pond and ensure no net-loss of aquatic
habitat as a result of the development.

No development approved by this permission shall be commenced until a detailed 5-year
management plan for the conservation of the mitigation pond has been submitted to and
approved in writing by the Local Planning Authority. The approved management plan shall
be implemented in accordance with the approved scheme.

REASON: To protect and conserve the amphibian and fish mitigation ponds.

No site clearance, site preparation or development work shall take place until details of
methods for the rescue of fish (including Species of Principal Importance) has been
submitted and approved in writing by Ribble Valley Borough Council in consultation with
specialist advisors. The approved details shall be implemented in full.

REASON: In order to protect and provide aftercare for important species, and for the benefit
of biodiversity in accordance with ENV7 of the Local Plan.

No site clearance, site preparation or development work shall take place until a scheme of
habitat creation, enhancement and management has been submitted and approved by
Ribble Valley Borough Council in consultation with specialist advisors. The approved
management plan shall be implemented in full. The scheme should include but not be
limited to further details of adequate replacement tree planting (numbers and species and
location), brook corridor treatment, nesting bird habitats, replacement ponds and
surrounding terrestrial habitat, and habitat connectivity within the application area and the
wider landscape.

REASON: In order to protect and provide aftercare and long-term habitat management of
the site.

No site clearance, site preparation or development work shall take place until a construction
environment management plan has been submitted and approved in writing by Ribble Valley
Borough Council in consultation with specialist advisors. The approved scheme shall be
implemented in full. The scheme shall include but not be limited to details of protective
fencing for retained habitats and trees (in accordance with guidelines BS5837: 2005 Trees
in relation to construction - Recommendations), directional and screened lighting to avoid
impacts on wildlife habitat, and pollution prevention measures for the protection of water
bodies/watercourses.

REASON: In order to protect and provide aftercare and long-term habitat management of
the site.

Prior to commencement of development, full details of scheme for the eradication of
Japanese Knotweed (Fallopia japonica) and Himalayan Balsam (Impatiens glandulifera) on
site shall be submitted to and approved in writing by the Local Planning Authority. The
method statement shall include proposed measures to prevent the spread of these species
during any operations such as mowing, strimming or soil movement. It shall contain
measures to ensure that any soils brought to the site are free of seeds/root/stem of any
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invasive plant covered under the Wildlife and Countryside Act 1981. The scheme shall
include a timetable for implementation and works shall be commenced within one year of
approval, and the development shall proceed in accordance with the approved method
statement. A delay of more than a year will render the approved scheme void and a further
site survey must be undertaken and submitted to the Local Planning Authority for approval
in order to ensure that the agreed scheme is still applicable.

REASON: To ensure the development does not contribute to the further spread of these
invasive species.

The bat mitigation proposals given in the Draft Method Statement for the protection of bats
(Appendix 3 of the report 'Land at Victoria Mill, Sabden, Lancashire. Ecological Survey and
Assessment (including surveys for protected species' by ERAP, February 2011) will be
implemented in full, subject to any changes required by Natural England at the licensing
stage.

REASON: To protect and conserve the bat habitats identified on site in accordance with
Policy ENV7 of the Local Plan.

No site clearance, site preparation or development work shall take place until the approved
method statement for impacts on common toads and their habitat has been implemented in
full.

REASON: To protect and conserve the habitats identified on site in accordance with Policy
ENV7 of the Local Plan.

All mitigation and enhancement for biodiversity shall be implemented in the first twelve
months following occupation or use of the development and maintained thereafter for a
period of not less than 5 years to the satisfaction of the Local Planning Authority. All
mitigation/enhancement measures shall be in accordance with the details identified in the
Environment Services report [sections 5to 5.7.1 Water Courses/Water Bodies, Vegetation
and Habitats, Wildlife, Ponds and Planting].

REASON: In accordance with Policy ENV7 of the Ribble Valley Districtwide Local Plan, in
order to protect, enhance and mitigate for biodiversity on the site.

Tree felling, vegetation clearance works, demolition work or other works that may affect
nesting birds will be avoided between March and July inclusive, unless the absence of
nesting birds has been confirmed by further surveys or inspections.

REASON: In accordance with Policy ENV7 of the Local Plan, in order to protect, enhance
and mitigate for biodiversity on the site.

The approved landscaping scheme for phases 1 and 2, shall be implemented in the first
planting season following completion of each phase of the development and shall be
maintained thereafter for a period of not less than 5 years to the satisfaction of the Local
Planning Authority. This maintenance shall include the replacement of any tree or shrub
which is removed, or dies, or is seriously damaged, or becomes seriously diseased, by a
species of similar size to those originally planted.
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REASON: In the interests of the amenity of the area and to comply with Policies G1, ENV1
and ENV16 of the Ribble Valley Districtwide Local Plan.

Phase 3 of the approved development hereby permitted shall not be commenced until
details of the landscaping of the site, including wherever possible the retention of existing
trees, have been submitted to, and approved in writing by, the Local Planning Authority.
The scheme shall indicate, as appropriate, the types and numbers of trees and shrubs, their
distribution on site, those areas to be seeded, turfed, paved or hard landscaped, including
details of any changes of level or landform and the types and details of all fencing and
screening.

The approved landscaping scheme shall be implemented in the first planting season
following occupation or use of the development, whether in whole or part and shall be
maintained thereafter for a period of not less than 5 years to the satisfaction of the Local
Planning Authority. This maintenance shall include the replacement of any tree or shrub
which is removed, or dies, or is seriously damaged, or becomes seriously diseased, by a
species of similar size to those originally planted.

REASON: In the interests of the amenity of the area and to comply with Policies G1, ENV1
and ENV16 of the Ribble Valley Districtwide Local Plan.

No works shall take place on the site until the applicant, or their agent or successors in title,
has secured the implementation of two programmes of work, one of building recording and
analysis and another of archaeological. This must be carried out in accordance with a
written scheme of investigation, which shall first have been submitted to and agreed in
writing by the Local Planning Authority.

REASON: To ensure and safeguard the recording and inspection of matters
archaeological/historical importance associated with the site in accordance with PPS5.

Prior to the commencement of development, a comprehensive desk top and site survey
shall be carried out by a competent person, to assess the nature, scale and extent of
contamination; to assess the potential risks to: human health, property, adjoining land,
ground waters and surface waters, ecological systems and archaeological sites and ancient
monuments; and detail and appraise the remedial works required to meet the objectives in
the Environmental Protection Act. The findings of the survey and proposed remedial actions
to be submitted in writing to the Planning Authority for approval prior to development
commencing, and be conducted in accordance with DEFRA and the Environment Agency's
"Model Procedures for the Management of Land Contamination, CLR 11.

REASON: To ensure that risks from land contamination to site workers; future occupiers and
users; and to neighbouring land, controlled waters, property and ecological systems are
minimised in accordance with Policy G1 of the Local Plan.

Prior to commencement of built development further details of bin storage areas for the
converted mill building and the new apartment building, including the access arrangements
for such areas, shall be submitted to the Local Planning Authority and approved in writing
and thereafter maintained in perpetuity.

REASON: To ensure adequate bin storage and to comply with Policy G1 of the Districtwide
Local Plan.
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No development approved by this permission shall be commenced until a detailed
management plan for the retention, conservation and maintenance of the chimney on site
has been submitted to and approved in writing by the Local Planning Authority. The
approved management plan shall be implemented in accordance with the approved
scheme. The chimney and the proposed public open space landscaping details at ground
floor level shall be repaired and brought into use prior to the commencement of Phase 2 of
the development unless otherwise agreed in writing with the Local Planning Authority.

REASON: To protect and conserve the existing chimney on site in accordance with Policies
G1 and ENV16 of the Local Plan, and to ensure its survival.

The three new vehicular access points proposed for the scheme shall be constructed in
accordance with the amended site plan received on the 13" of May 2011, and the sightlines
provided shall be kept free of all buildings, structures or erections above the surface of the
land and shall remain so in perpetuity.

REASON: To comply with Policy G1 of the Local Plan and to permit vehicles to pull clear of
the carriageway when entering the site and to assist visibility.

All parking areas and spaces indicated on the approved plans, shall be surfaced or paved in
accordance with a scheme to be approved by the local planning authority with the
manoeuvring areas marked out in accordance with the approved plan, before the use of the
dwellings to which they relate become operative.

REASON: To comply with Policies G1 and T7 of the Ribble Valley Districtwide Local Plan
and to allow for the effective use of the parking areas.

Prior to the commencement of the built development on site, precise specifications and
samples of the proposed surfacing materials to be used for the access roads, footways and
parking bays shall have been submitted to and approved by the Local Planning Authority
before their use on site.

REASON: In order that the Local Planning Authority may ensure that the materials to be
used are appropriate to the locality in accordance with Policies G1, ENV1 and ENV16 of the
Ribble Valley Districtwide Local Plan, and for clarification with the Highways Department
prior to the highways being formally adopted.

Prior to the commencement of built development at this site, the following highway signage
improvement works shall be carried out in consultation with the Local Highway Authority,

1. Replace the existing signing at the junction of Padiham Road and Whalley Road with a
more coordinated arrangement,

2. Remove redundant signing and posts from Whalley Road, and

3. Review and replace other highway signage in the vicinity of the proposed development,

The final agreed improvement works shall be agreed in writing with the Local Planning
Authority.

REASON: In order to improve road safety at this location and reduce road signage clutter in
the interests of visual amenity.
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36.Prior to commencement of the built development on site, a final scheme identifying the
chosen method of how a minimum of 10% of the energy requirements generated by the
development will be achieved on site by renewable energy production methods shall be
submitted to and approved in writing by the Local Planning Authority. The scheme shall
include the full details, specifications and types of renewable energy production methods to
be used, as well as their location on site. This shall then be provided in accordance with the
approved details prior to commencement of the built development on site and thereafter
retained.

REASON: In order to encourage renewable energy and comply with Policy G1 of the Ribble
Valley Districtwide Local Plan.

37.No site clearance, site preparation or development work shall take place until a scheme of
site lighting has been submitted and approved in writing by Ribble Valley Borough Council in
consultation with specialist advisors. The approved scheme shall be implemented in full. The
scheme shall demonstrate that there will be no artificial illumination (above existing levels) of
retained and boundary trees, the brook corridor, bat roosts, bat foraging and commuting
habitat, or ponds.

REASON: In order to ensure the minimal visual intrusion after daylight hours, and in order to
protect existing habitats, in accordance with Policies G1, ENV1, ENV7 and ENV16 of the
Ribble Valley Districtwide Local Plan. The ecology report highlights the need to avoid
artificial illumination of wildlife habitat, both during construction and operation of this site and
recommends that lighting is directional and screened to avoid illumination of boundary trees,
ponds, and the brook corridor and bat roosts/bat habitats.

38.No site clearance, site preparation or development work shall take place until a scheme of
replacement bird nesting opportunities (as recommended by the ecology report) has been
submitted and approved in writing by Ribble Valley Borough Council in consultation with
specialist advisors. The approved scheme shall be implemented in full.
REASON: To protect and conserve the habitats identified on site in accordance with Policy
ENV7 of the Local Plan.

39.Prior to commencement of any site works, including delivery of building materials and
excavations for foundations or services, all trees identified to be retained in the
arboricultural/tree survey schedule of trees submitted with the application, shall be protected
in accordance with the BS5837 [Trees in Relation to Construction] the details of which shall
be agreed in writing and implemented in full prior to commencement of any site development
work. A tree protection - monitoring schedule shall be agreed and tree protection measures
inspected by the local planning authority before any site works are begun.

The root protection zone shall be minimum of 12 x the DBH and shall remain in place until all
building work has been completed and all excess materials have been removed from site
including soil/spoil and rubble.

During the building works no excavations or changes in ground levels shall take place and

no building materials/spoil/soil/rubble shall be stored or redistributed within the protection
zone. In addition no impermeable surfacing shall be constructed within the protection zone.
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No tree surgery or pruning shall be implemented with out prior written consent, which will
only be granted when the local authority is satisfied that it is necessary, will be in accordance
with BS3998 for tree work and carried out by an approved arboricultural contractor.

REASON: In order to ensure that any trees affected by development and included in the
Conservation area are afforded maximum physical protection from the adverse affects of
development, and in order to comply with Policies G1 and ENV13 of the District Wide Local
Plan.

Prior to the commencement of development, details of the swept path modelling that have
been carried out on the proposed site shall be submitted to and approved in writing by the
Local Planning Authority.

REASON: For clarification purposes, as the submitted Transport Statement (Section 3.4.2)
indicates that suitable manoeuvring space is available within the site to allow for the safe
movement of refuse and other service vehicles.

Phase 3 of the approved development shall commence, at the latest, upon completion of the
40th unit on site unless otherwise agreed in writing. In addition, external works to enable the
conversion of the former spinning mill to the north of Sabden Brook into apartments shall
have commenced prior to the ground works required for the development of units 42-48,
unless otherwise agreed in writing.

REASON: To avoid parts of the site remaining undeveloped and in order that the Local
Planning Authority shall retain effective control over the development and to prevent the
further deterioration of the original buildings proposed to be retained on site.

A detailed phasing plan and timetable for Phase 3 of development shall be submitted to and
agreed in writing by the Local Planning Authority, prior to the completion of Phase 2 of the
development.

REASON: To avoid parts of the site remaining undeveloped and in order that the Local
Planning Authority shall retain effective control over the development and to prevent the
further deterioration of the original buildings proposed to be retained on site.

No development shall take place, including any works of demolition, until a Construction
Method Statement has been submitted to, and approved in writing by, the local planning
authority. The approved Statement shall be adhered to throughout the construction period.

The Statement shall provide for:

1. the parking of vehicles of site operatives and visitors,

2. loading and unloading of plant and materials,

3. storage of plant and materials used in constructing the development,

4. the erection and maintenance of security hoarding including decorative displays and
facilities for public viewing, where appropriate,

5. wheel washing facilities,

6. measures to control the emission of dust and dirt during construction, and

7. a scheme for recycling/disposing of waste resulting from demolition and construction

works.
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REASON: In the interests of residential amenity.
INFORMATIVES

As the Mill Chimney is to be retained, it is considered that there should be some sort of on-site
information provided regarding the history of the site. In this instance, the production of either
on-site interpretation panels or a ‘popular’ leaflet/pamphlet should form part of the agreed
scheme of works.

Sabden Brook is designated as a ‘Main River’ watercourse, and it is therefore subject to Land
Drainage Byelaws. In particular, no trees or shrubs may be planted, nor fences, buildings,
pipelines or any other structure erected within 8 metres of the top of any bank/retaining wall of
the watercourse without our prior written consent. Full details of such works, together with
details of any proposed new surface water outfalls, which should be constructed entirely within
the bank profile, must be submitted for consideration.

Under the terms of the Water Resources Act 1991 and the Land Drainage Byelaws, the prior
written consent of the Environment Agency is required for any proposed works or structures in,
under, over or within 8 metres of the top of the bank of Sabden Brook.

The Environment Agency has a right of entry to Sabden Brook by virtue of Section 172 of the
Water Resources Act 1991, and a right to carry out maintenance and improvement works by
virtue of Section 165 Of the same Act.

As palmate newts are present on the existing pond, we would advise sensitive translocation to
the new pond, to preserve and enhance biodiversity. The EA agree with the recommendation in
the ERAP report that the amphibian method statement be submitted to the Local Panning
Authority for approval.

The EA recommend that the applicant consider options to restore the channel, to increase flood
storage and enhance biodiversity of the area of the culvert being opened.

The proposed mitigation ponds are currently on land that appears to be outside the ownership
of the applicant. Our concerns are dependant upon the mitigation scheme being provided as
part of the development, so it is imperative that this matter does not prevent the agreed
mitigation being implemented.

Our consent is needed before any fish can be introduced or removed from a watercourse or
fishery. We have produced a detailed guide about moving fish called 'Healthier fisheries - a
guide to moving fish.' This contains all the information an applicant needs to know about moving
fish, including:

* how to apply for a consent to introduce fish to a watercourse or fishery

* how to apply for a consent to remove fish from a watercourse or fishery

e copies of the application forms and an explanation of how to complete them

* when fisheries need to register with the Centre for Environment, Fisheries and Aquaculture
Science (Cefas)

» when fish health checks need to be carried out and who can do them

* where to buy fish from

» what to do if you are introducing non-native fish to a watercourse or fishery.
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This guide can be downloaded from our publications database on our website via the following
link http://publications.environment-agency.gov.uk/?lang=_e

APPLICATION NO: 3/2011/0482/P (GRID REF: SD 368356 431564)
OUTLINE APPLICATION FOR DEMOLITION OF THE EXISTING HOTEL AND ASSOCIATED
BUILDINGS AND THE SUBSEQUENT REDEVELOPMENT OF THE SITE FOR RESIDENTIAL
USE. BROWN LEAVES COUNTRY HOTEL, LONGSIGHT ROAD, COPSTER GREEN,
LANCASHIRE

SALESBURY PARISH The Parish Council OBJECT to this development for the
COUNCIL: following reasons:

1. It will not be sympathetic to the existing use of the land,

2.  Immediate highway infrastructure is extremely poor,

3. An inspection of the immediate highway will identify that
the infrastructure is unable to support the existing traffic
let alone an increase,

4. The area is a notorious accident black spot, and vehicles
pulling into or out of this site would only increase the
hazards,

5. Proposal would be detrimental to highway safety,

6. Overdevelopment of the site,

7. There would be a loss of green open space,

8. Consideration has to be given to the operational efficiency
and safety of the existing residents,

9. Inadequate public transport available near the site,

10. Proposal would have a significant detrimental impact
upon the density, layout and relationship between
buildings, especially upon the visual appearance and
relationship to the surroundings, and

11. Overlooking issues if the development is permitted.

LCC ENVIRONMENT No objection in principle to the application on highway safety
DIRECTORATE (COUNTY grounds, subject to a number of appropriate conditions being
SURVEYOR): added to any subsequent approval.

LCC PLANNING OFFICER With regard to the above proposed development, based upon

(CONTRIBUTIONS): the Policy Paper 'Planning Obligations in Lancashire’,
Lancashire County Council Services outlines the Planning
Contribution request for Education and Waste.
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UNITED UTILITIES:

ADDITIONAL
REPRESENTATIONS:

PRIMARY EDUCATION

There were 20 places in the local primary schools at January
2011 pupil census. Latest forecasts' for the local primary
schools show there to be 0 places in 5 years' time. These
forecasts take into account the current numbers of pupils in
the schools, the expected take up of pupils in future years
based on the local births, the expected levels of inward and
outward migration based upon what is already occurring in the
schools and the housing development within the local 5 year
Housing Land Supply document, which has already had
planning permission. This indicates that there will be a shortfall
in primary places within 5 years. Therefore, there is insufficient
capacity to accommodate the potential yield of 6 pupils from
this development and a contribution is being sought for a full
pupil yield of this development i.e.6 places.

SECONDARY EDUCATION

There were no secondary schools within a 3-mile radius of this
proposed development. Therefore, we would not be making a
claim for secondary school provision.

SUMMARY RESPONSE

There are insufficient primary places to accommodate this
development and the maximum contribution which could be
sought would be for a full pupil yield of this development is as
follows:

Primary places:

6 places @ £12257x (0.9) x 1.1072 = £73,283

Based upon the Policy Paper methodology for Waste
Management, there is a request for £8640 towards waste
management from LCC. Members will be aware of a report to
Committee in December 2008 where it was agreed that
contributions towards Waste were not considered to be priority
requests.

No objection to the proposed development, however please
attach a condition requiring the developer to contact the Local
Authority confirming how surface water will be managed.

Fifty-Nine (59) letters of objection have been received from the
occupiers of fifty-one (51) dwellings close to the site. The
points of objection raised have been summarised as follows:

1. Extra traffic accessing the A59 is dangerous,

2. Poor visibility from the new access road,

3. Even if a 30 m.p.h. limit is imposed, this would not
eliminate the dangers,

4. A traffic survey should be required, as it is an over-used,
dangerous road,
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Proposal

There should be a filter lane, but there is no space,
Increased chance of nearby properties flooding due to
increased surface water run-off,

Loss of trees and wildlife will be detrimental,

Unsafe footpath along A59 leading to Lovely Hall Lane,
Existing culvert and A59 drainage system is insufficient at
this location,

There is no demand for Housing in this area,

Local infrastructure is oversubscribed, and transport links
are poor,

Privacy and noise from new properties,

Proposal will drastically alter the character of the area,

Set a precedent for future development in the area,

Risk to passengers being picked up, and dropped off, at
the bus stop opposite the site entrance,

Loss of privacy for occupiers of neighbouring dwellings,
Impact on water pressure for existing dwellings if more
dwellings are added,

No amenities within walking distance of the site,

Post Office is over 2000metres (1.2miles) away,

Proposal, although only outline, is densely packed,
Houses have no garages so where will owners put their
domestic equipment (lawnmowers etc.)

Bungalows on entire site would be more in keeping,
Existing boundary treatments should be retained,

The bypass project should be reinstated in this area,
Road between Oaks Bar and the Yu & You Restaurant is
dangerous,

Impact on ecology of the area/site,

Loss of light to adjacent dwellings,

Design, scale and density of proposal is out of keeping,
Development could be more sympathetic if low level
buildings were to be provided on site,

Increase congestion on Lovely Hall Lane,

Concerns regarding the proximity of the two properties
closest to site entrance,

Rural setting of the area could be lost forever, and
21-days is insufficient time to fully study the proposal.

This is an outline application for the demolition of the existing Brown Leaves Country Hotel off
Longsight Road, Clayton-Le-Dale, and the sites subsequent redevelopment for residential use.
The reserved matters for which approval is sought are ‘Access’, and as such the Applicant
seeks a view to establishing the principle of developing the site for residential use, with the
access position fixed. The Applicant has provided an indicative layout plan showing provision for
18 dwellings on the site, as well as scale parameters, house mix types and sizes and a draft
S106/Legal Agreement in order to provide the requisite ‘Affordable Housing’ as part of the
development. The only access proposed in to, and out of, the site, will be from the A59.
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Site Location

The site lies within the village settlement boundary of Copster Green, as defined by the Ribble
Valley Districtwide Local Plan. The site is on the southern side of Longsight Road, and currently
houses the Brown Leaves Country Hotel and its associated garden areas. The site is bounded
on two sides by existing residential development, with agricultural fields to the southern and
south-western boundaries. Longsight Road runs along the northern boundary of the site.

Relevant History

3/1990/0227/P — Externally illuminated sign — Granted.
3/1989/0315/P — 12 bed extension to create 12-bedroom guesthouse — Granted Conditionally.

Relevant Policies

Policy G1 - Development Control.

Policy G4 — Settlement Strategy.

Policy H20 — Affordable Housing — Villages and Countryside.
Policy EMP11 — Loss of Employment Land.

Policy ENV13 — Landscape Protection.

Policy T7 — Parking Provision.

SPG — “Extensions and Alterations to Dwellings”.

Policy L4 Regional Housing Provision - Regional Spatial Strategy (RSS).
Policy L5 Affordable Housing — RSS.

Policy EM18 Renewable Energy — RSS.

PPSL1 - Delivering Sustainable Development.

PPS3 - Housing.

PPS9 — Biodiversity and Geological Conservation.

PPS25 - Development and Flood Risk.

Affordable Housing Memorandum of Understanding (AHMU).

Environmental, AONB, Human Rights and Other Issues

This is an outline application for the demolition of the existing Brown Leaves Country Hotel off
Longsight Road, Clayton-Le-Dale, and the sites subsequent redevelopment for residential use.
The reserved matters for which approval is sought are ‘Access’, and as such the Applicant
seeks a view to establishing the principle of developing the site for residential use, with the
access position fixed. The Applicant has provided an indicative layout plan showing provision for
18 dwellings on the site, as well as scale parameters, house mix types and sizes and a draft
S106/Legal Agreement in order to provide the requisite ‘Affordable Housing’ as part of the
development. The only access proposed in to, and out of, the site, will be from the A59.

The matters for consideration in the determination of this application therefore involve an
assessment of the application in relation to the currently applicable housing policy, the effects of
the development on visual amenity given the likely scale of the development and the potential
impact on the amenities of nearby residents. In addition, whilst the LCC County Surveyor has
raised no objections from a highway safety point of view, the matter of the access will still be
discussed.
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PRINCIPLE OF THE DEVELOPMENT

As Committee will be aware, applications for new housing are now determined in accordance
with the Saved Settlement Strategy Policies of the Local Plan which, for this development, lies
within the boundary of the policy G4 settlement of Copster Green, as defined by the Districtwide
Local Plan (DWLP). Policy G4 relates to development taking place within defined village
boundaries and allows for “infill” development subject to other relevant policies. The definition of
infill development in the DWLP is "the filling of small gaps within small groups of houses".
Although the development site is situated between houses along the roadside, the proposals
would also involve the development of the parcel of land to the rear of the site, which would not,
in the strictest terms, be defined as infill development. Any development not defined as infill
development would need to contribute to the solution of a particular local housing need in
accordance with Policy H20 of the DWLP. The Affordable Housing Memorandum of
Understanding (AHMU), which is also a material planning consideration and supplemental to the
policies in the Development Plan, states that in this location where there is the development of 5
or more dwellings the Council will seek 30% affordable units on the site. The scheme proposes
5 ‘Affordable’ housing units out of the 18 indicated on the site, which is considered to be in
accordance with the requirements of this document. Further detail on this element will be
discussed later in the report.

The overriding consideration, however, is that of PPS3, particularly Para. 71 which states that in
the absence of a five year supply of deliverable sites, which is the current position within the
Borough, planning applications for housing should be considered favourably having regard to
the wider policies within the PPS and including criteria in PPS3 para 69. Paragraph 69 states
that in deciding planning applications, Local Planning Authorities should have regard to:

. achieving high quality design,

e ensuring developments achieve a good mix of housing ,

e the suitability of a site for housing, including its environmental sustainability,

. using land effectively and efficiently; and

e  ensuring the proposed development is in line with planning for housing objectives.

Bullet point 3 above relates to the need for Local Planning Authorities to have regard to the
suitability of a site for housing, including its environmental sustainability. The site is situated
within the main built up area of Copster Green and it is considered that (on the information
received to date) in principle, the site meets paragraph 69, bullet point 3 of the PPS3 criteria.

It is therefore accepted that residential development on the site is acceptable in principle,
providing of course that the housing proposed for this site reflect the character of the village in
terms of scale, design and density and do not have any detrimental visual impact on the locality.
As this is an Outline Application for with details of only the Access considered, these elements
can be considered as part of a Reserved Matters Application.

LOSS OF EMPLOYMENT LAND
Given the proposal requires the loss of an existing employment generating use, the application
submitted must also satisfy the provisions of Policy EMP11 of the Local Plan, which states

‘Proposals for the redevelopment of employment generating sites in the Plan Area will be
assessed with regard to the following:
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i. The provisions of Policy G1,

ii. The compatibility of the proposal with other policies of this plan,

iii. The environmental benefits to be gained by the community,

iv. The potential economic and social damage caused by loss of jobs in the community, and
most importantly in this case,

v. Any attempts that have been made to secure an alternative employment generating use for
the site.

With regards to point’s (i) and (ii), as this is an Outline Application these details can only be
dealt with at Reserved Matters stage so they are not considered relevant at this time.

With regards to point (iii), the scheme proposes a mixture of residential units on site, including
‘affordable’ dwellings, in place of the existing commercial use on site, and whilst not the busiest
Hotel in the Ribble Valley, the potential renovation of the site by a new hotelier who may seek to
increase the size of the building, could not be overlooked, nor could the potential environmental
issues that come hand in hand with such a larger business. On this basis, given the surrounding
land uses, there are clear environmental benefits to the use of the land as residential, the
application is considered to satisfy point (iii) of Policy EMP11.

In order to satisfy the requirements of points (iv) and (v) of this particular Policy, the Agent has
submitted a detailed Statement justifying the Loss of Potential Employment Land, as well as
detailed sales particulars dating back to June 2008 when the land/Hotel was first marketed for
sale. The Hotel has been run successfully by the Applicant, who has owned this site for over 30
years, running the Brown Leaves Hotel for over 20, but it is inherently disadvantaged by its
location and size. The existing business is family owned, with the Applicants currently at
retirement age, and they operate the business predominantly themselves, employing one part-
time member of staff from the Local Community. On this basis, | do not envisage the loss of the
Hotel to cause significant economic or social damage through loss of employment, and as such
the application is considered to satisfy point (iv) of Policy EMP11. To date the efforts to sell the
property/land have been unsuccessful, and as such alternative uses for the site have also been
investigated, which included industrial, office and even retail uses on site. The aforementioned
marketing process, whilst focusing mainly on the hotel industry, has looked to invite offers from
the broader employment market, however it has ultimately been fruitless. On this basis, the
detail submitted with the application is considered to satisfy point (v) of Policy EMP11.

In conclusion, it is considered that the application successfully complies with the requirements
of Policy EMP11, and it is considered that the best future use of the site is for residential
development that will provide a range of homes for the locality, and be in keeping with the
surrounding land uses.

VISUAL IMPACT/LAYOUT

Visually, any development of this site will affect the streetscene and views through the site,
however in order to refuse a development the harm of a proposal must be demonstrated. With
regards to the indicative layout proposed, | am satisfied that the number of dwellings would not
overdevelop the sites, and that there positions could be suitably altered in order to ensure the
appropriate distances from neighbouring properties and adjacent garden areas.

Given the position of the existing Hotel building and its associated outbuildings on the site, it is

considered that approximately two thirds of the site already contains ‘built’” development, with
the rest of the land to the south of the buildings containing the landscaped garden areas of the
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Hotel. On this basis, and with consideration to the potential scale of the dwellings proposed, a
mixture of single and two storey properties, given the surrounding land uses and that the site is
well screened from the land to the east, south and west by virtue of the landscape planting
along the boundaries, it is considered that the development of this site could be done in order to
reflect the surrounding development, and as this application seeks matters of Scale,
Appearance, Layout and Landscaping to be reserved, and that the principle of the development
of the site is accepted, the visual harm caused to the locality by virtue of the development of this
site is considered to be acceptable.

IMPACT ON RESIDENTIAL AMENITY

One of the other concerns raised by the occupiers of neighbouring dwellings in regards to the
proposed development is the potential overlooking/loss of privacy caused by the development of
this site. The guidance provided within the SPG — “Extensions and Alterations to Dwellings”
discusses a distance of 21m between existing dwellings and the proposed first floor windows of
habitable rooms in new developments, however as this is an Outline Application for with details
of only the Access considered, these elements can be considered as part of a Reserved Matters
Application. This aside, it is worth noting that only Plot 11 does not conform with these
guidelines as there is only 18m between rear elevations, however full layout, appearance and
scale details will of course be fully assessed through a reserved matters application.

AFFORDABLE HOUSING PROVISION ON SITE

The scheme proposes 5 ‘Affordable’ housing units out of the 18 indicated on the site, which is
considered to be in accordance with the requirements of the Affordable Housing Memorandum
of Understanding (AHMU), which is a material planning consideration and supplemental to the
policies in the Development Plan. This states that in this location, where there is the
development of 5 or more dwellings, the Council will seek 30% affordable units on the site. In
accordance with Policy H21 of the Local Plan, the Agent has submitted an Affordable Housing
Statement along with a draft Section 106, which make reference to housing needs survey for
Salesbury undertaken in 2009. The survey established a clear affordable housing need, with
evidence identifying a need for 12 affordable units over the next five years. The main house
types required are for two bed properties and bungalows, and from the survey, the results show
the need for three households requiring two bed properties and five households require
bungalows. The survey also identified discount sale as the preferred tenure.

The Section 106 Agreement states ‘the affordable units will compromise of a mix of two bed
units and bungalows or other such mix and/or sizes of units as shall be agreed with the Council,
with the number, size and tenure of the units to be agreed with the Council in writing prior to
commencement of this development’. The Council's Housing Officer has stated that the
preference would be for three, two bed bungalows and two, two bed properties. The tenure
offered in the agreement is for discount sale as is the preferred tenure identified within the
survey.

The local connection requirements and order of preference are as requested in that priority is
give to residents of Salesbury, then the neighbouring parishes of Dutton, Clayton-le-Dale,
Wilpshire, Billington, Langho and Dinckley and finally for a Ribble Valley connection. The
phasing of the affordable units delivery in the agreement is in accordance with the Council’s
request that not more than 50% of the open market units shall be occupied until 100% of the
affordable units are available.
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ACCESS

With regards to the proposed access to the site, the LCC Highways Officer has raised no
objection in principle to this application on highway safety grounds noting that this proposal has
been the subject of discussions between the applicant and his colleague, Mr Nugent, prior to the
planning application being submitted. They have noted the comments made by local residents
however providing certain planning conditions are imposed on any subsequent approval, the
scheme is not considered to be detrimental to highway safety at this location, and therefore
despite the concern raised by local residents, there are no objections to the access proposed
into this site on highway safety grounds.

CONTENT OF LEGAL AGREEMENT

This application has been submitted with a draft Legal Agreement to cover matters of affordable
housing. This report has outlined in detail these aspects and taken account of comments from
respective consultees/officers of this Council who are responsible for those matters. To clarify
for members, the Legal Agreement will stipulate the following:

1. The Owner of the Property covenants with the Council to pay the Contribution for Primary
Education facilities in the local area as detailed above,

2. The total number of Affordable Housing Units shall comprise of 30% of the total dwellings
which may be constructed on the Property pursuant to the Planning Permission,

3. The Affordable Housing Units shall comprise a mix two bedroom units and bungalows or
such other mix and/or sizes of units as shall be agreed with the Council with the number
size and tenure of units to be agreed with the Council in writing prior to commencement of
development pursuant to the Planning Permission,

4. The Affordable Housing Units shall comprise of Discount Units with the precise humbers to
be agreed with the Council in writing prior to commencement of development pursuant to
the Planning Permission,

5. Not more than 50% of the Open Market Units shall be occupied until all the Affordable
Housing Units are available for occupation, and

6. The S106 shall include a charge to the developer to cover the administration, and delivery
costs in providing wheeled bins to each household within a new build property or provision.

OTHER ISSUES

Aside from other non-material planning considerations raised by nearby neighbours, there is
concern that the site is in an unsustainable location given the distance of approximately 2000m
(2.2 miles) to the nearest services/amenities in Wilpshire. The location of the site has been
considered earlier in this report, as it is situated within the main built up area of Copster Green,
adjacent to an existing Bus Stop. On this basis, in principle the site is considered to comply with
the criteria referred to in paragraph 69, bullet point 3 of the PPS3. | would also refer to
paragraphs 27 (iv) and (viii) of PPS1 which note that ‘planning authorities should bring forward
sufficient land of a suitable quality in appropriate locations to meet the expected needs for
housing, whilst taking into account issues such as accessibility and sustainable transport
needs’, and ‘actively bring vacant and underused previously developed land back into beneficial
use to achieve targets the Government has set for development on previously developed land’.
Therefore, | do not consider this is sufficient a concern that would warrant the refusal of this
proposal.
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Therefore, bearing in mind the above comments and whilst | am mindful of the points of
objection from nearby neighbours, | recommended the scheme accordingly.

SUMMARY OF REASONS FOR APPROVAL

The proposal represents an appropriate form of development and given its design, size and
location would not result in visual detriment to the surrounding countryside, nor would its use
have an adverse impact on highway safety.

RECOMMENDATION: That the application be Deferred and Delegated to the Director of
Community Services for approval subject to satisfactory completion of a Section 106 Agreement
within a period of six months to deal with the matters of education contributions, affordable
housing and the financial contribution for wheeled bins and the imposition of the following
conditions:

1. Application for approval of reserved matters must be made not later than the expiration of
three years beginning with the date of this permission and the development must be begun
not later than whichever is the later of the following dates.

(@  The expiration of three years from the date of this permission; or

(b)  The expiration of two years from the final approval of the reserved matters or, in the
case of approval on different dates, the final approval of the last such matter to be
approved.

2. The permission shall relate to the development as shown on Plan Reference No’s P.598-01,
P.598-02, BL-SK02 Rev. A and BL-JLO1 Rev. A.

REASON: For the avoidance of doubt and to ensure that the development is carried out in
accordance with the submitted plans.

3. This permission shall be read in accordance with the Section 106 Agreement dated...

REASON: For the avoidance of doubt as the permission is subject to an agreement in
relation to the low cost/affordable housing approved and the requested financial contribution
towards wheeled bins.

4. Detailed plans indicating,

the layout of the site,

the external appearance and scale of the dwellings,

the landscape and boundary treatments,

parking and manoeuvring arrangements of vehicles, including a contoured site plan
showing existing features, and

¢ the proposed slab floor level and road level,

(called the reserved matters), shall be submitted to and approved by the Local Planning
Authority before development commences.
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10.

REASON: To comply with Policy G1 of the Ribble Valley Districtwide Local Plan and in
order that the Local Planning Authority should be satisfied as to the details and because the
application was made for outline permission.

There shall not at any time in connection with the development be erected or planted or
allowed to remain upon the land hereinafter defined any building, wall, fence, hedge, tree,
shrub or other device. The visibility splay to be the subject of this condition shall be that land
in front of a line drawn from a point 2.4 metres measured along the centreline of the
proposed access road from the nearer edge of the carriageway of the A59 Longsight Road
to points measured 90 metres in each direction along the nearer edge of the carriageway of
the A59 Longsight Road, and shall be constructed and maintained at footway level in
accordance with a scheme to be agreed by the Local Planning Authority in conjunction with
the Highway Authority.

REASON: To ensure adequate visibility at the site access.

The existing Clayton-le-Dale boundary sign adjacent to the proposed access road shall be
removed and relocated to a suitable alternative position at the developer’'s expense, the
details of which shall be submitted to and approved in writing by the Local Planning
Authority in conjunction with the Highway Authority.

REASON: To ensure adequate visibility at the site access.

The proposed access road from the site to the A59 Longsight Road shall be constructed to a
width of 5.5 metres and this width shall be maintained for a minimum distance of 10 metres
measured back from the nearside edge of the carriageway of the A59 Longsight Road.

REASON: To enable vehicles to enter and leave the site in a safe manner without causing a
hazard to other road users.

The new estate road/access between the site and the A59 Longsight Road shall be
constructed in accordance with the Lancashire County Council Specification for
Construction of Estate Roads to at least base course level before any development takes
place within the site.

REASON: To ensure that satisfactory access is provided to the site.

Prior to commencement of the built development on site, a final scheme identifying the
chosen method of how a minimum of 10% of the energy requirements generated by the
development will be achieved on site by renewable energy production methods shall be
submitted to and approved in writing by the Local Planning Authority. The scheme shall
include the full details, specifications and types of renewable energy production methods to
be used, as well as their location on site. This shall then be provided in accordance with the
approved details prior to occupation of development and thereafter retained.

REASON: In order to encourage renewable energy and comply with Policy G1 of the Ribble
Valley Districtwide Local Plan.

Prior to commencement of any site works including delivery of building materials and

excavations for foundations or services all trees identified in the arboricultural Impact
Assessment/tree survey [June 2011] [T1/T2/T4/T6/T7/T9/T10/T12/T15/G1/G2/G3/G8] shall
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be protected in accordance with the BS5837 [Trees in Relation to Construction] the details
of which shall be agreed in writing, implemented in full, a tree protection monitoring
schedule shall be agreed and tree protection measures inspected by the local planning
authority before any site works are begun.

The root protection zone shall be 12 x the DBH and shall remain in place until all building
work has been completed and all excess materials have been removed from site including
soil/spoil and rubble.

During the building works no excavations or changes in ground levels shall take place and
no building materials/spoil/soil/rubble shall be stored or redistributed within the protection
zone, in addition no impermeable surfacing shall be constructed within the protection zone.

No tree surgery or pruning shall be implemented with out prior written consent, which will
only be granted when the local authority is satisfied that it is necessary, will be in
accordance with BS3998 for tree work and carried out by an approved arboricultural
contractor.

REASON: In order to ensure that any trees affected by development and considered to be
of visual, historic or botanical value are afforded maximum physical protection from the
adverse affects of development. In order to comply with planning policies G1 and ENV13 of
the District Wide Local Plan, and to ensure that trees of visual amenity value are protected
against adverse affects of the development.

INFORMATIVES

1. Development on this site should be drained on separate foul and surface water systems. All
foul drainage must be connected to the foul sewer and only uncontaminated surface water
should be connected to the surface water system.

However, where there are established combined systems the possibility of deviation from
this general policy may be discussed with the Council’'s Chief Technical Officer.

2. This consent requires the improvement or alteration of an access to the public highway.
Under the Highways Act 1980 Section 184 the County Council as Highway Authority must
specify the works to be carried out. Only the Highway Authority or a contractor approved by
the Highway Authority can carry out these works and therefore before any access works can
start you must contact Lancashire County Council for further information.
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INFORMATION

ITEMS DELEGATED TO DIRECTOR OF COMMUNITY SERVICES UNDER SCHEME OF
DELEGATED POWERS AND

The following proposals have been determined by the Director of Community Services under
delegated powers:

APPLICATIONS APPROVED
Plan No: Proposal: Location:
3/2010/0963/P & Renewal of planning permission 1 & 3 Windy Street
3/2010/0986/P 3/2007/1017 for change of use from existing Chipping

shop and dwelling to shop with living

accommodation and separate dwelling.

Renewal of listed building consent

3/2011/0117/P &

3/2007/1016 for alterations and repairs to
the existing building (change to shop with
living accommodation and a separate
dwelling)

New signage and

throughout, internal

Abbey Gisburne Park

3/2011/0260/P external (LBC). Hospital,

15 No advertisements (AC) Gisburn Park Estate, Gisburn
3/2011/0365/P Proposed new garage/car port block, lobby, Manor Farm, Hodder Bridge
store and toilets with office space above Chaigley

3/2011/0375/P Erection of agricultural storage building for land at Backridge Farm
produce and machinery (Building 1) Twitter Lane, Bashall Eaves
3/2011/0405/P Replacement detached garage Little ElImridge Farm
Height Lane, Chipping
3/2011/0477/P Proposed new covered muck store Plantation Farm
Chipping Road, Chaigley
3/2011/0527/P Demolition of the existing grounds store and Read Cricket Club
bowling club room and erection of a new Whalley Road
pavilion Read
3/2011/0534/P Proposed replacement shop front and 17-17A Accrington Road
erection of a rear single storey lean-to Whalley
extension including minor elevational
changes and change of window to French
Doors at first floor level to access the
existing balcony on the NE elevation
3/2011/0564/P Single storey rear extension with balcony Mill Pond House, Clitheroe
over to replace the existing conservatory Road, West Bradford
3/2011/0610/P Proposed single storey rear extension and 23 Mayfield Avenue
loft conversion Clitheroe
3/2011/0616/P Proposed front porch and access ramp 4 Swinglehurst Cottages
Swinglehurst Lane
Chipping
3/2011/0630/P Application for discharge of condition no. 5 Moorgate Farm
(materials), condition no. 7 (details of sun Moorgate Lane
Cont/ pipes), condition no. 12 (building recording Dinckley, Blackburn
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Plan No:
Cont...
3/2011/0659/P
3/2011/0680/P
3/2011/0696/P
3/2011/0700/P

3/2011/0701/P

3/2011/0707/P

3/2011/0709/P

3/2011/0715/P

3/2011/0717/P

3/2011/0720/P
3/2011/0724/P

3/2011/0728/P

3/2011/0731/P

3/2011/0732/P

3/2011/0735/P

3/2011/0747/P

Proposal:

and analysis) and condition no. 13 (foul
drainage) of planning consent
3/2011/0059/P

Proposed side extension and dormers to
front and rear roofslope

Alterations to elevations from previous
planning approval — 3/2010/0721

Proposed covered midden for agricultural
use

Loft conversion with two roof lights

New pitched/hipped roof construction
spanning over the garage and ground floor
rooms to create new bedroom, new dormer
windows and alterations to the facades to
create new and adapted windows and doors

Application for the discharge condition no. 4

(materials) and condition no. 9 (site
investigation and assessment
[contamination]) of planning consent

3/2010/0426/P relating to land adjacent to
Proposed dormer extension to north-
westerly elevation of property

Three non-illuminated sponsorship
acknowledgement signs 500mm x 1200mm
X 3mm

Proposed alterations to replace the flat roof
on part of the house to a hipped roof to
match existing

Installation of PV panels to south-eastern
roofslope

Proposed roof over the existing sheep
handling facilities

Roofing of manure store and livestock
gathering areas to enable separation of
clean and dirty water and reduce potential
run-off to the local river system

Construction of a detached garage

Proposed two storey rear extension and
replacement single storey lean-to side
extension with extended roof to form canopy
Retrospective installation of ATM cash
machine

Application to discharge condition no.7
(landscaping) and condition no. 8 (tree
protection) of planning consent
3/2011/0336/P
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Location:

11 Knowsley Road
Wilpshire
91 Berry Lane, Longridge

Fair Oak Farm
Leagram, Chipping
5 Brennand Street
Clitheroe

Orchard House
Copster Green

26 Severn Street
Longridge

24 Ribchester Road
Wilpshire

Junction of A59
Longsight Road with
Whalley New Road A666
8 Chatburn Avenue
Clitheroe

Foxhill Barn, Great Todber
Howgill Lane, Rimington
Parsonage Farm
Parsonage Lane, Chipping
Rileys Farm

Chapel Lane Langho

Wood End Cottage
Birdy Brow, Chaigley
Red Barn

Mill House Lane
Longridge

KAMS Service Station
Whalley Road, Simonstone
Plot 7 Weavers Loft
Brockhall Village
Old Langho



Plan No:
3/2011/0748/P

3/2011/0756/P

3/2011/0758/P

3/2011/0767/P

3/2011/0769/P

3/2011/0771/P
3/2011/0777/P

3/2011/0779/P

3/2011/0781/P

3/2011/0783/P

3/2011/0786/P

3/2011/0792/P

3/2011/0798/P &
3/2011/0799/P

3/2011/0800/P

3/2011/0809/P

3/2011/0828/P

Proposal:
Proposed two-storey side extension

Installation of solar panels onto south facing
pitch of garage roof (Listed Building
Consent)

Addition of solar PV panels to garage roof

Proposed first floor and dormer extensions

Installation of 10Kw Solar PV panel system
to the South facing roof slope of the existing
poultry building

Single storey extension to the western
elevation

Mounted 4KW Solar
embankment
Application for the insertion of a window to
gable front elevation at first floor of existing
dwelling

New building to provide sheep handling
facilities

Alterations and extensions to include link
bridge, extend ancillary facilities to
incorporate café and new shop front to the
former Kwik Save

Demolition of existing garage and relocation
of garage, carport, home office/home hobby
room and garden store in the North East
corner of the site

Conversion of vacant barn to single
residential dwelling, formation of vehicular
permeable hardstanding and of formal
garden area, erection of dry stone wall to
part of curtilage to match existing
Application for the renewal of planning
consent 3/2008/0645/P and Listed Building
Consent 3/2008/0646/P for the proposed
conversion and extension of farm into barn
including conversion of outbuildings
Proposed erection of a steel
agricultural building

PV installation on

framed

Proposed single storey rear extension

Conversion of existing single storey flat
roofed area to mono-pitch roof
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Location:

17 Mellor Lane

Mellor

Parkhead Farm

5 Park Head, Whalley

North Barn

Leagram

Crosmere

108 Whalley New Road
Wilpshire

Low Farm, Ribchester Road
Clayton-le-Dale

Throstle Nest

Edisford Road, Clitheroe
Michaelmass Cottage
Clitheroe Old Road, Dutton
Old Chapel Barn

Preston Road, Alston

Daub Hall Farm
Inglewhite Road, Chipping
Kwik Save

Station Road

Clitheroe

Oak Farm Barn
Longsight Road
Clayton-le-Dale

The OId Joinery
King Henry Mews
Bolton-by-Bowland

Higher Gazegill Farm
Dancer Lane
Rimington

Dairy Barn Farm

Green Lane, Leagram
Chipping

Brockhall Cottage

Alston Lane, Longridge

St Marys RC Primary School
Whalley Road, Langho



Plan No:
3/2011/0848/P

3/2011/0854/P
3/2010/0855/P
3/2011/0856/P
3/2011/0857/P

3/2011/0858/P

Proposal:

Application for non-material amendment to
planning consent 3/2010/0417/P for layout
changes to 1) create a softer layout so as to
create less visual input, 2) to avoid
encroaching on trees that are under a tree
protection order, 3) to improve road layout
for easier access, 4) to improve pathways
so as to take pedestrian traffic away from
the road and 5) to incorporate an LPG Gas
system rather than gas

Erection of agricultural building for livestock
housing (Building 2)

Erection of agricultural building for livestock
housing (Building 3)

Erection of agricultural building for livestock
housing (Building 4)

Erection of agricultural building for livestock
housing (Building 5)

Erection of agricultural building for livestock
housing (Building 6)

APPLICATIONS REFUSED

Plan No:
3/2011/0095/P

Proposal: Location:
Re-submission of Cherry Hall
refused application Grindleton

3/2010/0002/P for two
affordable dwellings in
garden area of existing
house, demolition of
outbuilding, re-aligning of
vehicular access to
Cherry Hall and removal
of part of wall to site
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Location:

Land at Aspinall Farm
Old Langho Road
Blackburn

Land at Backridge Farm
Twitter Lane, Bashall Eaves
land at Backridge Farm
Twitter Lane, Bashall Eaves
Land at Backridge Farm
Twitter Lane, Bashall Eaves
Land at Backridge Farm
Twitter Lane, Bashall Eaves
Land at Backridge Farm
Twitter Lane, Bashall Eaves

Reasons for Refusal
Contrary to Policies
G1, ENV1, ENV13
and ENV16 of the
Ribble Valley
Districtwide Local
Plan and PPS1 and
PPS5. The proposed
new dwellings by
virtue of their design,
scale, size, massing
and location on site
would be harmful to
the character and
appearance of both
the Forest of
Bowland A.O.N.B.
and the Grindleton
CA.

Loss of trees
detrimental to the
visual amenity of the
Conservation Area.



Plan No:
3/2011/0242/P

3/2011/0256/P

3/2011/0503P

Proposal:

Proposed change of use
of land and the erection
of 2 no. Affordable and 1
no. ‘holiday let'" two
bedroom houses

Erection of new live/work
unit (warden’s house) in
conjunction  with  the
existing caravan site on
land adjacent to

Two storey side
extension with balcony to
front elevation

Location:

3 Highcliffe Greaves
Slaidburn Road
Grindleton

Brick House Caravan
Park

Swinglehurst Lane
Chipping

43 St Mary’s Drive
Langho
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Reasons for Refusal

Contrary to Local
Plan Policies G1,
G5, ENV1, ENV9,
ENV13 and RTI1,
PPS1, PPS7 and
PPS9 — Adverse
visual impact on
the character,
setting and
appearance of
the area.

Policies G1, ENV1
and H2 - the
proposed  dwelling,
for which there is no
specific justification,
would be outside the
settlement boundary
of  Chipping and
within the AONB to
the detriment of the
visual amenities of
the locality.

The proposal by
virtue of its scale,
design and location is

considered contrary
to Policies G1 and
H10 of the
Districtwide Local
Plan and the
Council's adopted
Supplementary

Planning  Guidance
on alterations and
extensions to
dwellings. It would
result in a
disproportionate and
prominent  addition
which  would  be
detrimental to the
amenity of

neighbouring
dwellings and the
visual amenities of
the street scene.



Plan No: Proposal:

3/2011/0578/P Proposed erection of a
single storey side
extension on the existing
patio to form a new study

3/2011/0627/P Three new rooflights and
replacement of two
existing rooflights at the

rear of the roof

3/2011/0641/P Proposed equine storage

building (cart shed style)

3/2011/0653/P Proposed erection of a
detached two-storey
timber building  within

garden area

Cont/

Location:

Austin House
Malt Kiln Lane
Chipping

The Barn, Dean Top
Whalley Road
Simonstone

Carr Meadow Barn
Carr Lane
Balderstone

10 Longridge Road
Hurst Green
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Reasons for Refusal

Contrary to PPS5
and Policies Gl1,
ENV16 and ENV19 of
the Local Plan. The
proposal would be
conspicuous,
intrusive and cause
undue harm to the
character,
appearance and
significance of Kirk
Mill Conservation
Area and the setting
and significance of
the adjacent Listed
Building.

Policy G1 and H17 —
adversely affect the
visual  appearance,
character and
significance of this
traditional rural
building.

Policies G1, ENV3,
H12 and H17 -
domestic building
tantamount to an
extension of curtilage

affecting  character,
appearance and
setting of the barn
and open
countryside.

G1l, ENV1, ENV16
and Councils SPG
“Extensions and
Alterations to

Dwellings” -
Inappropriate  size,
design and materials
to the detriment of
the character and
setting of the main
property, the
appearance of the



Plan No:
Cont...

3/2011/0725/P

3/2011/0745/P

3/2011/0772/P

3/2011/0774/P

Cont/

Proposal:
Proposed  first  floor
bedroom over the
existing ground floor
extension

Proposed garage, office
and covered link

Proposed single storey
conservatory extension
to the gable end

use of
land to

Change of
agricultural

residential curtilage to
accommodate double
garage (new building will

comprise of domestic
double garage and
agricultural
workshop/garage)

Location:

4 Branch Road
Mellor Brook

Lime Kiln Cottage
Bedlam Road
Thornley-with-Wheatley

Hill House
Hesketh Lane
Chipping

New Hall Farm
Blackburn Road
Ribchester
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Reasons for Refusal
Conservation  Area
and the Area of
Outstanding Natural
Beauty.

Policy G1, ENVI1,
H10 and the
Council's SPG on
Extensions and
Alterations to
Dwellings — dominant
and disproportionate
addition to the
detriment of visual
amenities and the
street scene.

G1, ENV], H10, SPG
— Detrimental impact
upon the appearance
of the property to the
visual detriment of
the Area of
Outstanding Natural
Beauty.

G1, ENV1, H10, SPG
— Detrimental impact
upon the appearance
of the property to the
visual detriment of
the Area of
Outstanding Natural
Beauty.

Polices G1, G5,
ENV3, H12 of the
Local Plan - the
proposed extension
of the existing
residential curtilage
and the erection of
the domestic garage/
agricultural workshop
on the extended area
would represent an
urban encroachment
into the open
countryside to the
detriment of the
appearance and



Plan No:
Cont...

3/2011/0780/P

3/2011/0801/P

Cont/

Proposal:

En suite by means of an
extension over the
existing single storey
larder to the rear of the
property.

Insertion of four roof
lights

Location:

Rawsthorne House
Main Street
Grindleton

Halsteads Farm
Rimington Lane
Rimington
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Reasons for Refusal

character of this rural
area.

Approval of such an
application  without
sufficient agricultural
justification would
result in further
development to the
visual detriment of
the open countryside.

The proposal has an
unduly harmful
impact upon the
character,

appearance and
significance of
Grindleton

Conservation  Area
because of the
dominance and
prominence of the
extension, the loss of
views of the
important stair
window and the
compromise to the
medieval street plan.
This would be
contrary to Policies
ENV16 and G1 (a) of
the Ribble Valley

Districtwide Local
Plan and Ribble
Valley Borough
Council

supplementary
planning guidance
'‘Extensions and
Alterations to
Dwellings' (adopted
September 2000).

The proposals would
be unduly harmful to
the character
(including setting)
and significance of
the listed building
because the roof
liaghts are



Plan No:
Cont...

SECTION 106 APPLICATIONS

Plan No:
3/2009/0732/P

3/2009/1011/P

3/2010/0078/P

3/2010/0929/P

3/2010/0934/P

3/2010/1014/P

3/2011/0039/P

3/2011/0129/P

Proposal: Location:
Proposal/Location:

Demolition of existing single storey
extension and construction of new
attached bungalow to form dwelling

Outline application to build ten two

bedroomed semi detached bungalows, four
semi detached and two detached three
bedroom dormer bungalows and eight
three bedroom semi detached houses and
diversion of public footpath

Demolition of existing commercial building,
redevelopment of the cleared site and
adjoining land for residential development
of 18 dwellings, with garages and gardens.
resubmission

Demolition of 60 lock-up garages and
construction of 8 family houses

2 terraced dwellings fronting Blackburn
Road and 5 two storey terraced cottages
on existing car park. Resubmission

Removal of industrial unit. Construction of
5 houses with association parking

Replacement of two garages with five two
bedroom houses with gardens

Demolition of part of Victorian mill and
conversion into 22 apartments, conversion
of office in to 3 town houses, erection of 4
affordable elderly care bungalows, 23 other
affordable dwellings, 18 dwellings and new
pond
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Reasons for Refusal
conspicuous,

incongruous and
visually intrusive in
the otherwise
unbroken and
prominent roof slopes
and further
compromise

agricultural character.

Progress:
27 Cringle Way
Clitheroe

NOT SlI

GNED YET

Land adjacent Petre House

Farm

Whalley Road

Langho

NOT SlI

GNED YET

Old Manchester Offices
Whalley New Road
Billington

NOT SI

GNED YET

Land between 36 and 38
Henthorn Road
Clitheroe

NOT SlI

GNED YET

Black Bull Hotel

Church

Street

Ribchester

NOT SI

GNED YET

11 Stubbins Lane
Sabden

NOT SI

GNED YET

Land at Hambledon View

Simons
NOT Sl

tone
GNED YET

Victoria Mill

Watt St

reet

Sabden

NOT SI

GNED YET



Plan No: Proposal/Location:

3/2011/0247/P Outline application for 38 market dwellings
and 16 affordable dwellings

3/2011/0307/P 37 dwellings

3/2010/0324/P Retrospective change of use of two first
floor rooms from residential
accommodation to a licensed area

3/2011/0448/P Conversion of existing barn and
outbuildings into two dwellings including
new detached double garage and new
vehicular/pedestrian access

3/2011/0460/P Outline application for 34 dwellings

APPLICATIONS WITHDRAWN

3/2011/0568/P Demolition of existing barn and erection of
new dwelling

3/2011/0596/P Tennis court to be built on grassland

Progress:

Land off Chapel Close
Low Moor, Clitheroe
NOT SIGNED YET
Barrow Brook Business
Village, Barrow

NOT SIGNED YET
The Freemasons Arms
8 Vicarage Fold
Wiswell

NOT SIGNED YET
Hougher Fall Farm

Old Clitheroe Road
Ribchester

Land at Whalley New Road
Billington
NOT SIGNED YET

Moornook Farm
Clitheroe Road
Knowle Green
Denisfield House
Rimington Lane
Rimington

CERTIFICATE OF LAWFULNESS FOR A PROPOSED USE OR DEVELOPMENT

Plan No: Proposal:
3/2011/0721/P Lawful Development Certificate to confirm

commencement of works within three year
time condition

3/2011/0785/P Application for a Lawful Development
Certificate for proposed alteration to turn
the loft store into a bedroom, with one
velux roof light and one sun pipe

REFUSAL OF CERTIFICATE OF LAWFULNESS FOR
DEVELOPMENT

Plan No: Proposal:
3/2011/0795/P Application for a Lawful Development

Certificate for a replacement outbuilding
3/2011/0817/P Application for a Lawful Development

Certificate for proposed installation of 16
solar panels on fixed garage roof
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The Barn
Alston Lane
Alston

77 Derby Road
Longridge

A PROPOSED USE OR

Location:

Croft Cottage

2 Grindleton Road

West Bradford

Black Hall Farm
Garstang Road, Chipping



APPEALS UPDATE

Application Date

No: Received:

Applicant/Proposal/

Type of

Date of

Progress:

Site:

3/2010/0751
0

20.7.11

3/2010/0959
D

1.8.11

3/2009/0968
O

22.8.11

3/2010/0719
O

29.9.11

3/2010/0159ENF 7.10.11

Acland Bracewell Ltd
Outline  application
for a residential
development for
39no. dwellings
Land off

Whalley New Road
Billington

Mr lan Smith
Agricultural worker’s
dwelling — temporary
for three years

Stubs Wood Farm
Rimington Lane
Rimington

Mr A Patel
Residential
development
comprising 9no. new
dwellings

Fell View

Barnacre Road
Longridge

Gladman
Developments Ltd
Proposed
development of up to
270 residential
dwellings, doctors
surgery, landscape,
open space,
highways and
associated works
Land off

Henthorn Road
Clitheroe

Mr L P Dolman &
Miss S Faragher
Insertion of a first
floor window in the
roadside gable
elevation of the
property

Old Chapel Barn
Preston Road

Alston
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Appeal:

Inquiry/Hearing:

WR

WR

WR

AWAITING
DECISION

APPEAL
ALLOWED
1.11.11

AWAITING
DECISION

Inquiry — to held
24.1.12
(scheduled to

for three

AWAITING
DECISION



Applicant/Proposal/

Type of Date of

Site:

Application Date

No: Received:
3/2011/0472 27.10.11
D

3/2011/0205 & 25.10.11
0206
D

3/2011/0582

Non-determination

9.11.11

3/2011/0557
D

17.11.11

LEGEND
D — Delegated decision

Mr Duncan Weisters
Proposed extensions
to create new living
space and a double

garage
1 The Walled
Garden, Woodfold
Park, Mellor

Mr D Outhwaite-
Bentley
Retrospective
application for
extensions and

alterations at the
dwelling and rear
patio and decking
walkways

Mellor Lodge
Gatehouse

Preston New Road
Mellor

Mr& Mrs AJ&JP
Miller

Outline  application
for the erection of

two detached
dwellings with
detached  garages
(Resubmission of
3/2010/1013P)

46 Higher Road
Longridge

Mr & Mrs R
Lancaster
Application for the
removal of condition
no.2 (occupancy
period) of planning
consent
3/2004/0523P, to
allow the holiday let
to be wused as
permanent
residential
accommodation
Burons Laithe
Horton

C — Committee decision
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Appeal: Inquiry/Hearing:

House-
holder
appeal

WR

WR

WR

O — Overturn

Progress:

Notification
letter sent
1.11.11
Questionnaire
sent 3.11.11
AWAITING
DECISION

Notification
letter sent
2.11.11
Questionnaire
sent4.11.11
Statement to
be sent by
5.12.11

Notification
letter sent
15.11.11
Questionnaire
sent21.11.11
Statement to
be sent by
19.12.11

Notification
letter sent
22.11.11
Questionnaire
sent 24.11.11
Statement to
be sent by
29.12.11



DECISION

RIBBLE VALLEY BOROUGH COUNCIL
REPORT TO PLANNING & DEVELOPMENT COMMITTEE

Agenda Item No. 7

meeting date: 8 DECEMBER 2011

title:

NON-DETERMINATION APPEAL IN RELATION TO OUTLINE APPLICATION
FOR 2 DWELLINGS ON LAND AT 46 HIGHER ROAD, LONGRIDGE.
APPLICATION NUMBER 3/2011/0582/P

submitted by: DIRECTOR OF COMMUNITY SERVICES
principal author: GRAEME THORPE — PLANNING OFFICER

1

11

2.1

2.2

2.3

2.4

2.5

PURPOSE

To advise Committee in relation to the recently received Non-determination Appeal, and
request guidance on the issues relating to the Council’s reasons for refusal.

BACKGROUND

The planning application in question was received on the 19™ of July 2011, and made
valid on the 21% of July 2011. This gave an eight-week determination period, as standard
for proposals of this type, ending on the 15" of September 2011. After this time period,
applicants do have the opportunity to appeal for non-determination however it is rare that
this happens. It is standard practice to assess and aim to make recommendations on
applications within the eight or thirteen-week periods, however in this case there is good
reason why this was not achieved.

In relation to the procedures carried out in relation to this application, neighbouring
properties, statutory consultees and in-house consultees were consulted on the 26" of
July 2011, giving them 21 days in which to formally respond with any comments in
relation to this proposal.

Comments from neighbouring properties were mostly received within the 21-day
consultation period, however until the application is determined we can still accept
additional representations.

The thoughts of the Council’'s Principal Planning Officer (Design and Conservation) were
sought early in the consultation process, however due to workload and other
commitments the formal response was not received until the 4™ of November 2011. This
re-iterated concern raised in relation to the previous application, specifically in relation to
the impact the proposal would have in regards to the setting of both the Conservation
Area and the adjacent Grade Il Listed buildings.

Comments from the LCC County Surveyor were received on the 7" of September 2011,
with additional comments made on the 28" of October 2011 following a number of e-
mails from concerned local residents. At the bequest of these local residents, the Head
of Public Realm (Area East) at LCC was asked to comment on the scheme, as there
was concern that it had not been assessed properly. We received three separate e-mails
from this Senior Manager in relation to this application, with the last received on the 11"
of November 2011. These e-mails supported the earlier assessment by the Principal



2.6

2.7

3.1

3.2

3.3

4.1

Engineer, and again re-iterated the stance that LCC were raising no objections to the
proposal. At this stage, we could have made the final decision on the proposal.

The Appeal against Non-Determination was received on the 7" of November 2011, and
upon receipt no further work is carried out in relation to dealing with the Planning
Application. As of the 21 of November 2011, all those persons who were notified or
consulted about the Application, and any other interested persons who made
representations regarding the Application have been written to and advised that the
Appeal has been made.

The Appeal will be considered under the written representations procedure, and as such
the Planning Department must submit their written statement of case by the 19™ of
December 2011. This is the same timescale as other interested parties have in order to
make any further comments.

ISSUES

In cases of Non-determination Appeals, it is important to gauge the views of the
Planning and Development Committee in order that Committee Members are satisfied
with the Officers Report. The Report will form the basis of the Council’'s Statement of
Case in regards to the Appeal.

To advise Committee, a detailed Report has been appended to this Report giving details
of the representations received and the issues arising. As Committee will note, there has
been a great deal of public interest with this proposal.

On the basis of the merits of the Case, | consider that should the Officer have
determined the Application, that a recommendation of refusal would have been
forthcoming for the following reasons:

1. The proposed development would compromise the visual quality and openness of
the land in question, designated as 'Essential Open Space' and considered to be of
important visual amenity value, to the detriment of the area, without an overriding
material consideration(s) in the public interest, and therefore contrary to Policies G1
and G6 of the Ribble Valley Districtwide Local Plan.

2. The proposed development would be conspicuous, and incongruous with and
visually intrusive into the setting of the row of Listed Buildings and the setting of
Longridge Conservation Area. This would be harmful to the character, appearance
and significance of the adjacent Listed Buildings and Conservation Area settings,
and therefore contrary to Policies ENV19 and ENV16 of the Ribble Valley
Districtwide Local Plan, PPS5 - Planning for the Historic Environment and the
Planning (Listed Buildings and Conservation Areas) Act 1990 (as amended).

RECOMMENDED THAT COMMITTEE

That Committee advise that they would have been minded to refuse the Application for
the following reasons:

1. The proposed development would compromise the visual quality and openness of
the land in question, designated as 'Essential Open Space' and considered to be of



2. The proposed development would be conspicuous, and incongruous with and
visually intrusive into the setting of the row of Listed Buildings and the setting of
Longridge Conservation Area. This would be harmful to the character, appearance
and significance of the adjacent Listed Buildings and Conservation Area settings,
and therefore contrary to Policies ENV19 and ENV16 of the Ribble Valley
Districtwide Local Plan, PPS5 - Planning for the Historic Environment and the
Planning (Listed Buildings and Conservation Areas) Act 1990 (as amended).

and that they request the Officer to base the Written Representation Appeal on the
aforementioned grounds.

DIRECTOR OF COMMUNITY SERVICES

BACKGROUND PAPERS
Application Reference Number 3/2011/0582/P

For further information please ask for Graeme Thorpe, extension 4520.



APPLICATION NO: 3/2011/0582/P

APPENDIX

(GRID REF: SD 360916 437400)

OUTLINE APPLICATION FOR THE ERECTION OF TWO DETACHED DWELLINGS WITH
DETACHED GARAGES (RE-SUBMISSION OF 3/2010/1013/P) AT 46 HIGHER ROAD,
LONGRIDGE, LANCASHIRE, PR3 3SX

LONGRIDGE TOWN
COUNCIL:

LCC ENVIRONMENT
DIRECTORATE (COUNTY
SURVEYOR):

Longridge Town Council object to this application. Councillors
resolved that their reasons for objecting when the proposal to
develop this site was first presented in January 2011 continue

to apply.

1. There is insufficient access to the site,

2. The G6 status will be eroded,

3. There is potential to cause damage to both the properties
and character of Club Row which is both Grade Il Listed
and lies within the Conservation Area,

4. There are concerns in relation to drainage and poor
access for refuse collection, and

5. It is further felt that previous undertakings for the

Ombudsman regarding the G6 status should be upheld by
RVBC.

The County’s objections to the previous application for the site
(03/2010/1013) have each been addressed in turn as follows:

1.

The revised access road layout now satisfies the
guidelines in Manual for Streets 2 with regard to access
for emergency vehicles, specifically fire appliances,

The reduction in the number of proposed dwellings from
3 to 2 will reduce the highway impact from the site and
therefore a reduction in the setback, or X distance, of the
required visibility splay from 2.4m to 2.0m will be
acceptable. This is consistent with the residential
location, low vehicle speeds and anticipated additional
vehicular activity. On this basis, and with a 43m sightline,
the design is consistent with Manual for Streets 2.

The proposed gradient profile on submitted plan no.3
Section A-A indicates a maximum gradient of 1 in 10 for
the majority of the access driveway, reducing to 1 in 20
where the access joins Higher Road, which is
acceptable.



ADDITIONAL
REPRESENTATIONS:

4.

5.

On

The revised plans now indicate an area of demarcation for
pedestrians along the access driveway, which could be
indicated by surface treatment. This would be an
acceptable way of indicating a safe walking route for
pedestrians.

A dedicated bin storage area at the front of no.46 has
been indicated on the revised plans. This is an acceptable
method of refuse collection provided that it is conditioned
as a permanent arrangement.

the basis of the above, there are no objections to the

proposal on highway safety grounds.

One Hundred and four (104) letters/e-mails of correspondence
have been received in relation to this application, all sent in
objection to the proposal. The letters sent all strongly object to
this proposal, however due to the vast number of letters, the
points of objection have been simplified as follows:

1.
2.
3

10.

11.

12.

13.

14.

Contrary to General Plan Policies within the Local Plan,
Contrary to PPS3 Housing, i.e. garden grabbing,

Change of land status from G6 to G2 without public
consultation,

Visual impact on Conservation Area,

Impact on Listed Buildings and Buildings of Townscape
Merit,

Impact on the structural integrity of the Listed Buildings
during construction of the proposed development (if
approved),

Visual impact by virtue of the infilling of a visually
important green space (G6 land),

Impact on highway safety due to poor access to the site,
namely the poor visibility provided by inadequate splays,
Impact on highway safety by further increase in number of
vehicles pulling onto Higher Road,

Inadequate access to the site for emergency and refuse
vehicles,

Concerns regarding the appropriate drainage of the site,
both for foul and surface waters,

Concerns regarding flooding to the south east of the site if
this land is developed,

Impact on the ecology, environment, flora and fauna of the
site if approved,

The position of the development in relation to all other
development on Higher Road is out of scale, and at
variance with the historic layout,



15. Impact on view from rear of properties, which is currently
rural, open and uninterrupted,

16. Loss of privacy,

17. Inadequacy of parking provision on site,

18. Proposal will exacerbate the existing parking issues on
Higher Road itself,

19. Location of new bin store close to Higher Road will be
visually unsightly,

20. We should wait until a decision on the G6 land is made,

21. Noise and disturbance during construction,

22. Impact on infrastructure of the area,

23. Devaluation of property,

24. Further development of this site will increase surface
water run-off which will potentially lead to flooding,

25. There is no public benefit to developing this land for more
housing,

26. No need for additional housing in Longridge given the
proposed developments for Whittingham and Inglewhite
Area,

27. Infringement of human rights,

28. Plans submitted are misleading and inaccurate,

29. The proposed highway ‘improvements’ cannot surely be
agreed as due to the cars parked daily on Higher Road,
the visibility splay is compromised,

30. Loss of wildlife habitat,

31. Loss of G6 status will impact upon setting of Listed
Buildings and Conservation Area,

32. Loss of this site to development will lead to further
applications that will erode the heritage of Longridge,

33. The Conservation Area boundary should be extended to
include this plot of land,

34. This site has a very high visual amenity value, and this
should not be lost by speculative developing,

35. Should we not be waiting until the Core Strategy and LDF
is completed, finalised and brought into use?

36. Previous proposals already refused on this site, what is
different about this one?

Proposal

This is an Outline Application for the erection of two dwellings with detached garages. The
reserved matters for which approval are sought are ‘Access’. A previous proposal for three
detached dwellings on this site was refused in February 2011.

Site Location

The application relates to land to the rear of 46 Higher Road, Longridge. Permission was
granted in 2009 for this land to be classed as ‘Residential Curtilage’, and therefore part of the
garden area of No. 46. The site lies within an established residential area, with houses to either
side, and on the opposite side of Higher Road, and is bounded on two sides by gardens to other



houses on Higher Road and Dilworth Lane. It sits on the boundary of Longridge Conservation
Area (CA) and is adjacent to Club Row, a row of Grade Il Listed terraced properties.

Relevant History

3/2010/1013/P - Outline application for the erection of three detached dwellings with detached
garages — Refused.

3/2009/0572/P - Retrospective application for the change of use of land at the rear of the
property to residential curtilage/garden — Granted Conditionally.

3/2002/0567/P — Erection of detached dwelling and alterations to existing vehicle access —
Granted Conditionally.

2000/0724/P — Outline Application for Erection of 1 No. Dwelling — Refused.

Relevant Policies

Policy G1 - Development Control.

Policy G2 — Settlement Strategy.

Policy G6 — Essential Open Space.

Policy ENV16 - Development Within Conservation Areas.

Policy ENV17 — Details Required with Proposals in Conservation Areas.
Policy ENV19 — Listed Buildings.

Policy T1 — Development Proposals — Transport Implications.

SPG ‘Extensions and Alterations to Dwellings’.

PPS3 Housing.

PPS5 — Planning for the Historic Environment.

Historic Environment Planning Practice Guide (HEPPG, March 2010).
Longridge Conservation Area Appraisal (adopted April 2007)

Planning (Listed Buildings and Conservation Areas) Act 1990 (as amended).
‘Setting of Heritage Assets: English Heritage Guidance’ (EH, October 2011)
Draft National Planning Policy Framework

Environmental, AONB, Human Rights and Other Issues

This application was submitted and made valid on the 21% of July 2011, with the eight-week
target period ending on the 15" of September 2011. No formal decision has yet been made in
relation to this application, with the delay due to waiting for receipt of formal comments and
views of statutory consultees. Despite this delay, the Agent has sought to Appeal against Non-
Determination of the Application, therefore the purpose of this report is to gain Council and
Planning and Development Committee support/approval for the following reasons for refusal
that will be presented to the Planning Inspectorate as part of the Council’'s Statement of Case.

The site lies within an established residential area, with houses to either side, and on the
opposite side of Higher Road, and is bounded on two sides by gardens to other houses on
Higher Road and Dilworth Lane. It sits on the boundary of Longridge Conservation Area (CA)
and is adjacent to Club Row, a row of Grade Il Listed terraced properties. The land is partially
visible from Higher Road, as well as patrtially visible from the rear gardens of the adjacent
neighbouring properties. Planning permission was sought to erect 2 no. dwellings in the garden
of the existing house, each with a separate detached double garage. The plans also indicate a



detached double garage for the property no. 46 Higher Road, however as the application is an
Outline Application with only details of the Access being sought, this garage as well as the
layout, is for indicative purposes only.

The two houses proposed sit in virtually the same locations as those proposed on the previous
Application (that was refused), with the dwelling nearest the Listed Buildings removed from the
scheme. The proposed properties would be orientated with the front elevations facing towards
the access road, and due to the difference in land levels will contain three living levels. Each
property will contain four bedrooms (one with an en-suite) with a bathroom at first floor, and a
kitchen/living/dining room, porch, study, utility and W.C. at ground floor and a lounge within the
basement. The properties will both have a maximum ridge height of approx. 7.17m as measured
from the front elevation.

PRINCIPLE OF DEVELOPMENT

With regards to the principle of the development, the site lies within the settlement boundary of
Longridge; the Council must consider Policy G2 of the Local Plan, which supports development
wholly within the built part of the settlement or the rounding off of the built up area. However, it
also emphasises that it does not permit the development of essential open spaces. This is
important as the site also lies within an area defined as Essential Open Space under
Districtwide Local Plan Policy G6. This states that development will not be permitted unless it
does not compromise the visual quality and value of the general openness or the recreational
value of the site or unless warranted by overriding material considerations in the public interest.

The Local Plan Policies above also however need to be seen in the context of National Planning
Policy Statement 3 (PPS3) para 71 which states that in the absence of a five year supply of
deliverable sites, which is the current position within the Borough, planning applications for
housing should be considered favourably having regard to the wider policies within the PPS and
including criteria in PPS3 para 69. Paragraph 69 states that, in deciding planning applications.
Local Planning Authorities should have regard to, (among other issues):

= The suitability of a site for housing, including its environmental sustainability

= Using land effectively and efficiently and;

» Ensuring that the proposed development is in line with planning for housing objectives
reflecting the need and demand for housing in, and the spatial vision for, the area and
does not undermine wider policy objectives.

In considering suitability in this context the following are considered to be important:

= The location of the site in relation to the settlement and its services and amenities;

» The density of the proposed development and subsequent visual impact on surrounding
areas;

= The ease of access to the site and the potential impact of creating a new access (which
would be advised by Lancashire County Council Highways staff).

In addition, it is also important to judge the potential of the scheme to enhance the area and
whether the location is considered an important open space.

Having discussed the G6 designation with the Council’'s Principal Planning Officer (Design and
Conservation), he notes that whilst in his opinion that part of the G6 designation north of the
application site is not important in safeguarding the setting of the Listed Buildings and the



setting of and views into Longridge Conservation Area, he believes that the proposed
development would be harmful to these factors’ and ‘The cul-de-sac and ‘backland’ style of
development would not appear harmonious with, or reflective of, adjacent roadside (historic and
modern) linear development (i.e. ‘urban grain’ and sustainability issues). HEPPG paragraph 44
states that ‘it is important to recognise that new development that relates well to its surroundings
is likely to last longer before its replacement is considered and therefore make a greater
contribution to sustainability. Local planning authorities are encouraged to seek well-conceived
and inspirational design that is founded on a full understanding of local context’.

In considering this, the status of the site as Essential Open Space under Local Plan Policy G6 is
important in the consideration of this site, as Policy G2 specifically does not apply to G6 sites.
PPS3 para. 69 emphasises that a site must be judged as suitable to be considered appropriate
for development in the absence of a 5 year land supply, and within this consideration of
suitability there is an emphasis on the preservation of important open spaces. Such sites are
therefore considered unsuitable for any development, such as housing, that would
fundamentally compromise their function, and as such in this case | do not consider that the
proposed development could be supported as the loss of this space would be harmful to the
setting of the Listed Buildings and Conservation Area, as well as views into and out of, with the
development ultimately being conspicuous, and incongruous with and visually intrusive into the
setting of the row of Listed Buildings and the setting of Longridge Conservation Area, and could
therefore not be supported in principle.

IMPACT ON CONSERVATION AREA & LISTED BUILDINGS

As the above consideration is key in determining the principle of this Outline Application, it is
worth considering this in more detail. In assessing the impact on the adjacent Longridge
Conservation Area and Grade Il Listed Buildings of Club Row, | will refer in some part to the
comments made by the Principal Planning Officer (Design and Conservation), Adrian Dowd, in
relation to the scheme, however the following relevant Acts and Policies are considered
important when considering this proposal.

Section 66(1) of the Planning (Listed Buildings and Conservation Areas) Act 1990 states that in
considering whether to grant planning permission for development which affects a listed building
or its setting special regard shall be had to the desirability of preserving the building or its setting
or any features of special architectural or historic interest which it possesses.

Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 places the duty
on a LPA to pay special attention to the desirability of preserving or enhancing the character or
appearance of a conservation area when considering development proposals (‘the desirability of
preserving or enhancing the area should also, in the Secretary of State’s view, be a material
consideration in the planning authority’s handling of development proposals which are outside
the conservation area but would affect its setting, or views into or out of the area — PPG15
paragraph 4.14).

PPS5 Policy HE9.1 states “there should be a presumption in favour of the conservation of
designated heritage assets and the more significant the designated asset, the greater the
presumption in favour of its conservation should be. Once lost, heritage assets cannot be
replaced and their loss is a cultural, environment, economic and social impact. Significance can
be harmed or lost through alteration or destruction of the heritage asset or development within
its setting. Loss affecting any designated heritage asset should require clear and convincing
justification.’



PPS5 Policy HE10.1 states ‘when considering applications for development that affect the
setting of a heritage asset, local planning authorities should treat favourably applications that
preserve those elements of the setting that make a positive contribution to or better reveal the
significance of the asset. When considering applications that do not do this, local planning
authorities should weigh any such harm against the wider benefits of the application. The
greater the negative impact on the significance of the heritage asset, the greater the benefits
that will be needed to justify approval’.

PPS5 is accompanied by the Historic Environment Planning Practice Guide (HEPPG, March
2010), and Paragraph 2 of the Introduction of the HEPPG states the practice guidance may be
“material to individual planning and heritage consent decisions”. Paragraphs 113 — 124 refer to
the setting of designated heritage assets.

Policy ENV16 of the RVDLP states ‘The desirability of preserving or enhancing the character or
appearance of a conservation area will also be a material consideration in deciding
development proposals outside the designated area which would affect its setting or views into
or out of the area’.

Policy ENV19 of the RVDLP states ‘Development proposals on sites within the setting of
buildings listed as being of special architectural or historic interest which cause visual harm to
the setting of the building will be resisted.’

The draft NPPF is also now a material consideration, with Paragraph 177 of the draft National
Planning Policy Framework (July 2011) stating that ‘the Government’s objectives for planning
for the historic environment are to conserve heritage assets in a manner appropriate to their
significance’.

Paragraph 183 of the draft NPPF states ‘as heritage assets are irreplaceable, any harm or loss
should require clear and convincing justification’.

The ‘Setting of Heritage Assets: English Heritage Guidance’ (EH, October 2011) is also worth
considering as it considers that,

» The cumulative impact of incremental small-scale changes may have as great an effect on
the setting of a heritage asset as a large-scale development,

= Entire towns also have a setting, which, in a few cases, has been explicitly recognised in
green belt designations. A Conservation Area that includes the settings of a number of listed
buildings, for example, will also have its own setting, as will the town in which it is situated.
The numbers and proximity of heritage assets in urban areas means that setting is
intimately linked to considerations of townscape and urban design,

» The setting of some heritage assets may have remained relatively unaltered over a long
period and closely resemble the setting in which the asset was constructed or first used. The
likelihood of this original setting surviving unchanged tends to decline with age and, where
this is the case, it is likely to make an important contribution to the heritage asset's
significance,

= The recognition of, and response to, the setting of heritage assets as an aspect of
townscape character is an important aspect of the design process for new development, and
will, at least in part, determine the quality of the final result,

= Arguments about the sensitivity of a setting to change should not be based on the numbers
of people visiting it. This will not adequately take account of qualitative issues, such as,

o the importance of quiet and tranquillity as an attribute of setting;
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0 constraints on the public to routinely gain access to a setting because of remoteness or
challenging terrain;
o or the importance of the setting to a local community, and
*» The harmony of other townscape settings may be unified by a common alignment, scale or
other attribute that it would be desirable for new development to adopt.

The 1844 and 1886 OS maps show that Club Row curtilages have remained virtually
unchanged from the early C19, and importantly Club Row is shown as a salient into the open
countryside from the village of Longridge on both the 1844 and 1886 OS maps. In addition,
whilst it is not known whether the isolation resulting from this distinct ribbon of development had
any historic purpose, the Conservation Officer has welcomed the inclusion of land to the rear of
the row within the Local Plan Policy G6 designation as it has helped to safeguard this
fundamental (if accidental) element of listed building setting and character. In this regard, he
also makes reference to paragraph 116 in the Historic Environment Planning Policy Guidance
that states ‘the setting of a heritage asset can enhance its significance whether or not it was
designed to do so.” Mindful that trees enclose much of the G6 site, the following paragraphs of
HEPPG are raised as important considerations. Paragraph 117 of HEPPG states ‘the
contribution that setting makes to the significance does not depend on there being public rights
or an ability to access or experience that setting.” Paragraph 44 of the HEPPG is also quoted,
which states ‘it is important to recognise that new development that relates well to its
surroundings is likely to last longer before its replacement is considered and therefore make a
greater contribution to sustainability. Local planning authorities are encouraged to seek well-
conceived and inspirational design that is founded on a full understanding of local context’.

Bearing this mind, it is considered that the cul-de-sac and ‘backland’ style of development would
not appear harmonious with, or reflective of, adjacent roadside (historic and modern) linear
development (i.e. ‘urban grain’ and sustainability issues), and that whilst the Conservation
Officer does not (in his opinion) consider that the part of the G6 designation north of the
application site is not important in safeguarding the setting of the listed buildings and the setting
of and views into Longridge Conservation Area, the proposed development submitted as part of
this application would be harmful to these factors.

IMPACT ON HIGHWAY SAFETY

The previous scheme for this site was recommended to be refused by the LCC Highways
Officer at the time, however following the reduction in the number of units on site, and a number
of other alterations to the plans (detailed in the LCC response earlier in this report), they now
have no objections to the proposal. The Officer, following a member of the public questioning
this response, sent a further response noting the following.

Our most recent survey data on Higher Road, recorded over a seven-day period in 2008,
revealed average vehicle speeds to be 28mph. The 85" percentile speed, the speed at which
85% of traffic is travelling at or below and generally accepted by traffic engineers as a
reasonable guide for the speed limit, was 34mph. PC Paul Worswick of Longridge Police has
been in discussion with us regarding excessive traffic speeds at a number of locations in
Longridge, however Higher Road has not been mentioned as having a particular problem. |
would conclude therefore that traffic speeds at the application site are nothing unusual for a
road of this type. The length of Higher Road between the White Bull and Chaigley Road has had
no reported traffic collisions resulting in injuries over the last 5 years.
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There is no intention for the access road to become adopted public highway and therefore what
is proposed is essentially a private driveway shared by two houses. That being the case we
have advised the applicant of the best arrangement that can be achieved within the constraints
of the site and are satisfied with what has been proposed. The revised gradients, pedestrian
access provision and refuse collection arrangements are all acceptable. Our main concern
therefore is the access point to the public highway and a 1 in 20 gradient at the entrance is
perfectly acceptable.

Regarding the visibility splay at the access onto Higher Road, Design Bulletin 32 (Residential
Roads and Footpaths) specifies that in urban areas with a speed limit of 30mph or less an 'X
distance' setback of 2.0m is suitable for an access serving up to half a dozen dwellings. This is
consistent with the advice in Manual for Streets 2 for access points with low vehicle flows, as is
the case here. The slight kerb realignment required on either side of the access to achieve this
is commonly used technique to improve visibility at access points for new developments.

It is clear that this particular response has drawn a significant amount of interest from a number
of objectors to this application, to the extent that a request was made that a more ‘Senior’
Officer at LCC look at the proposal. The Head of Public Realm at LCC agreed to this request,
with the following view received via e-mail.

The current application relates to the construction of two properties to the rear of 46 Higher
Road, Longridge with the construction of a private access road to serve the two properties
utilising the existing access point. It is classed as a private drive not an estate road. As a
general rule a driveway can serve up to 5 properties at which point we will start to consider
whether a more formal highway layout should be considered dependant on the size of the
development. Lancashire County Council as Highway Authority (LCC) does not consider that
the access drive would be of public benefit and therefore has no plans to adopt the access
drive. LCC commented on the previous application where the access road design and the
visibility arrangements at the junction of the access road with Higher Road were considered to
be unsatisfactory. For this reason it was recommended that the application be refused on
highway grounds. The current design has been amended to take those comments into account
and is now fulfils the requirements of LCC. There are consequently no grounds for LCC to
object to the application on highway grounds.

With regard to road safety, the ACPO guidelines do not govern County Council policy but they
are a factor to consider when making decisions. Where LCC undertake work in the highway,
whether safety schemes or other works then road safety audits will be undertaken as part of the
scheme design. The audits will include road safety impacts as well as the impact on vulnerable
road users. When discussing potential mitigating measures for new developments, highway
works may be proposed and if so will be included in the planning approval conditions. The
collision date for this road has been assessed and at the point of the access there are no
recorded injury collisions. The 85%ile speed of 34mph is within the ACPO enforcement
guidelines and vehicles travelling at this speed would not be subject to enforcement action by
the Police. The Police are aware of a small number of individuals who show disregard for the
speed limits and will take action as they deem necessary. Speed enforcement is not the
responsibility of Lancashire County Council.

The widening of the footway at this point is considered to be a reasonable mitigating measure to
improve visibility. LCC have used this approach when designing a considerable number of
safety schemes throughout the county to improve visibility at road junctions. This has included
the construction of build outs either through a kerbed construction or through the use of road
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markings. This serves to keep vehicles from parking close to the junction and also allows the
give way line to brought further out thus improving visibility. As LCC use this measure for its
safety schemes it is reasonable to permit the use of similar measures at private developments
as a mitigating measure.

In relation to this planning application, there is minimal highway work and a minimal increase in
traffic movements, both of which have little material impact on the existing highway operation.
Whilst concerns about this development proposal are appreciated, my team are responsible for
responding on behalf of Lancashire County Council in its function as Highway Authority. We
have to ensure that we are satisfied that the development will have no adverse impact on the
highway network. If there is an impact then we will discuss with the developer any necessary
works that will be needed to mitigate the impact. In this case measures have been agreed and
the proposed measures will satisfactorily mitigate the impact of the development.

Therefore, following his review of the application, he confirms that the comments and
recommendations submitted are justified and that LCC has no objection to the planning
application on highway grounds.

IMPACT ON RESIDENTIAL AMENITY

Given the distance between the front elevation of the proposed dwellings and the rear
elevations of the properties on Higher Road, over 40m away, the intervening boundary
treatments between the front elevation of the properties and the garden/domestic areas to the
rear of dwellings on Higher Road and the significant difference in land levels, | am satisfied that
the proposal has no significant detrimental impact on the amenity of the occupiers of the
adjacent dwellings.

IMPACT ON ECOLOGY/TREES

The plans as submitted indicate the existing trees to be retained on the site, however no
additional tree survey has been supplied with the application to determine whether or not the
trees shown on the plans will be able to be retained on site following completion of the
development, despite them being indicated as being retained. That said, as the application only
seeks approval of the access to the site, this is a matter that could be dealt with at full
application stage in respect of the layout of the site.

As the land is used as extended residential curtilage for the dwelling at no. 46, granted formally
in 2009, there is considered to be no requirement for a Phase One Habitat Survey/Ecological
Survey to be carried out on this site prior to the determination of this Outline Application. Having
discussed this with the Council’'s Countryside Officer he has noted that as the land is considered
to be classed as amenity improved grassland which is land that has been treated with artificial
fertilisers, may have received herbicide treatments and is cut on a regular basis so that the
grass sward is such that there is little opportunity for emergent flora of ecological value to
become established. Any trees and shrubs will be of an ornamental nature and therefore would
not be considered as important to the native flora and may not be in keeping with the landscape
character of the area. The landscaping on site is therefore unlikely to attract or provide habitat
usually associated with native fauna.
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CONCLUSION

In conclusion, on the basis of the above, the application as proposed cannot be considered
acceptable due to it being at variance with the relevant local and national planning policies and
guidance, and it is respectfully requested that Members of the Planning Committee endorse the
following two reasons for refusal that will be presented to the Planning Inspectorate as part of
the Council’s Statement of Case in the forthcoming Appeal relating to this proposal.

RECOMMENDATION: That Committee be minded to REFUSE the application on the following
grounds:

1. The proposed development would compromise the visual quality and openness of the land
in question, designated as 'Essential Open Space' and considered to be of important visual
amenity value, to the detriment of the area, without an overriding material consideration(s) in
the public interest, and therefore contrary to Policies G1 and G6 of the Ribble Valley
Districtwide Local Plan.

2, The proposed development would be conspicuous, and incongruous with and visually
intrusive into the setting of the row of Listed Buildings and the setting of Longridge
Conservation Area. This would be harmful to the character, appearance and significance of
the adjacent Listed Buildings and Conservation Area settings, and therefore contrary to
Policies ENV19 and ENV16 of the Ribble Valley Districtwide Local Plan, PPS5 - Planning for
the Historic Environment and the Planning (Listed Buildings and Conservation Areas) Act
1990 (as amended).
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principal author: COLIN HIRST — HEAD OF REGENERATION & HOUSING

1

11

1.2

2.1

2.2

PURPOSE
To consider the outline approach to the preferred option and agree a direction of travel.
Relevance to the Council’'s ambitions and priorities:

e Council Ambitions — The Core Strategy is the central strategy of the Local
Development Framework. It will help in the delivery of housing employment and the
protection and enhancement of the environment, ultimately presenting the delivery
strategy for implementing the vision for the Ribble Valley for the next 15-20 years.

¢ Community Objectives — As a tool for delivering spatial policy the Core Strategy
identifies how a range of issues relating to the objectives of a sustainable economy,
thriving market towns and housing provision will be addressed through the planning
system.

e Corporate Priorities — The Core Strategy is the central document of the LDF and sets
the overall vision and approach to future planning policy which will aid performance
and consistency.

e Other Considerations — The Council has a duty to prepare spatial policy under the
Local Development Framework system.

BACKGROUND

The current approach to development plans introduced by the Planning and Compulsory
Purchase Act 2004 requires the Council to develop a new suite of documents known as
the Local Development Framework (LDF) that will replace the adopted Districtwide Local
Plan. The policies within the LDF must be informed by a strong, robust evidence base
and therefore over the past few years, officers have been working on creating the LDF
baseline. Work continues on keeping this up to date, however the central document of
the LDF, the Core Strategy is now being formulated from this baseline.

In progressing the plan a number of consultations have been undertaken on a range of
options and evidence to inform the preparation of the strategy. Information relating to
this work is available on the Council's website or for reference in the Level D Members’
Room. The Council now needs to progress towards considering the preferred option
from managing development over the plan period. It is anticipated that the preferred
option document will be presented to Members ahead of a further round of public
consultation at a meeting early in the New Year. In order to take the work forward and to



3.1

3.2

3.3

3.4

3.5

4.1

inform that work a paper has been prepared for discussion. A copy of the paper is
attached as Appendix 1.

OUTLINE APPROACH

Members will recall from early option drafts that the Core Strategy will comprise a central
high level approach to the distribution and scale of development proposed over the plan
period up to 2028. This is then to be supported by a series of Key Statements to set the
broad policy directions and relevant themes and then as part of the implementation and
delivery mechanism a series of Development Management policies. A separate report is
included on the Agenda for this meeting that will deal with the proposed Key Statements
and Development Management policies.

The proposals for the preferred option are being developed within a framework of
Sustainability Appraisal that will test the proposed policies against sustainability
considerations and a report, presented in parallel to the proposed preferred option will
be available alongside the draft option. The work is being undertaken by consultants
and is feeding into the ongoing work. The approach set out in the discussion document
has taken into consideration early information from the Sustainability Appraisal work.

Members will note from the attached paper the direction of travel that has emerged from
the work so far and the implications in terms of planning for housing and economic
development overall and the emerging approach to development distribution.

The document reflects a hybrid approach developed from the previous options consulted
on including a distribution based on existing scale but of significance a proposed
strategic growth point at Clitheroe, recognition of the proposed Lancashire Enterprise
Zone and the opportunity to support local needs in terms of housing, economic
development and community facilities reflecting the overall outcome of the consultation.

Members are invited to consider and discuss the proposals set out in the paper and are
asked to provide feedback on the direction of travel. It is important to note that this
document does not in itself have any statutory weight for the purposes of determining
planning applications but does provide an opportunity for Members to confirm at an early
stage the Council’s position with regard to the approach being developed and to enable
the preferred option to be developed to reflect Member preferences.

RISK ASSESSMENT

The approval of this report may have the following implications:

e Resources — None directly, however this resolution will provide a steer to officers on
how existing resources will be focussed and managed in the production of the
preferred strategy document.

e Technical, Environmental and Legal — None.

e Political — The preparation of the Core Strategy has widespread public interest.



e Reputation — The Council's decision on how to proceed may affect its reputation,
consideration of the report will support the Council’s aim of being a well run authority.

5 RECOMMENDED THAT COMMITTEE

5.1 Confirm the approach to the emerging Development Strategy as set out in Appendix 1
and that the preferred option be formulated to reflect the framework outlined.

CHIEF EXECUTIVE

For further information please ask for Colin Hirst, extension 4503.
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1.2

2.1

PURPOSE

To inform the Council regarding the outcomes of the recent consultations on the Core
Strategy, and how they are influencing the development of the document. The Core
Strategy is a fundamental part of the Local Development Framework (LDF) which will
ultimately become a part of the Borough'’s statutory plan and guide the location of future
development.

Relevance to the Council’'s ambitions and priorities:

* Council Ambitions — The document that is the subject of this report, as part of the
LDF Core Strategy, relates to Council ambitions of making people’s lives safer
and healthier and also helping to protect and enhance the local environment.

* Community Objectives — The matters covered in this report will contribute to the
objectives of building safer communities, and ensuring that there is a suitable
supply of sites for employment and appropriate housing

» Corporate Priorities — This paper will help improve the evidence base of the Local
Development Framework thereby assisting performance and consistency.

e Other Considerations — None.

BACKGROUND

The Core Strategy is a central planning document within the Local Development
Framework (LDF) that will ultimately replace the current District Wide Local Plan and
become part of the statutory plan for the Borough into the future. It is produced following
a prescribed series of consultations related to relevant regulations within government
legislation. This document concerns relevant responses to the Regulation 25
consultation stage (also termed a the “Issues and Options” stage) that relate to both the
Key Statements and the Development Management Policies sections of the Strategy and
proposes a series of amendments to some of the Statements and Policies.

2.2 The Issues and Options version of Core Strategy contained a Vision for the area, a

Series of Strategic Objectives, a set of “Key Statements” on a variety of themes such as
sustainability, housing, the local economy and others, a set of Development Strategy
Options and finally a series of Development Management (DM) policies that elaborate on
the Key Statements. These Development Management policies will eventually replace



2.3

24

2.5

2.6

2.7

2.8

the current detailed policies in the District Wide Plan that are used at present by RVBC
planning management staff. They will thus become the new guidelines in the local
assessment of future planning applications once the Core Strategy is formally adopted.

The Regulation 25 stage has involved two major and wide ranging public consultations,
the first in 2010, which was reported to members, and the second and earlier this year.
Both consultations received a significant amount of responses from a wide variety of
sources including local residents, statutory authorities and agencies; representatives

of landowners and from the development industry. Following the 2010 consultation a
Schedule of proposed amendments to the Key Statements and Development
Management (DM) Policies resulting from relevant responses was drawn up and reported
to members in June. These proposed amendments were then circulated for further
consultation (as a document entitled Core Strategy — Proposed Revisions to Key
Statements and Development Management Policies), together with other planning and
housing related documents, earlier this year. All the responses from both consultations
have been entered into our consultation database. The detailed Proposed Revisions
document is available in hard copy in the Members’ Room together with the original
August 2010 Core Strategy Consultation document to which the Revisions document
relates.

The 2011 consultation has produced further responses to the Key Statements and
Development Management Policies (as set out in the Proposed Revisions consultation
Document) and some of these have resulted in further amendments.

In addition, and in parallel to the above public consultations, the consultancy firm Hyder
has been engaged to produce a Sustainability Appraisal (SA)of the Core Strategy, again
as a part of the legal process of plan formation. As a part of developing the SA they have
considered the Key Statements and Development Management policies from a
sustainability standpoint and have suggested amendments and clarifications.

This report deals solely with how the various responses from the consultations and
Hyder have influenced the Key Statements and DM policies as originally laid out in the
August 2010 Core Strategy consultation document.

In general terms most of the Key Statements have been amended to varying degrees
with perhaps the most changes to the Sustainability, Landscape, Biodiversity, Heritage
Assets and Business and Employment Statements. In addition there have

been changes to many of the DM policies, some minor. There are significant
changes to DMG1 General Considerations, DME1 Trees and Woodland, DME 4
Protecting Heritage Assets, DMH1 Affordable Housing and DME 5 Renewable Energy
and a proposal for a completely new policy, DME6 Water Management.

The original consultation version of the Core Strategy, on which the 2010 comments were
based, is available as a hard copy in the Members Room, together with a hard copy of the
Revisions Schedule which outlined the changes that flowed from that consultation. In
addition the original Core Strategy consultation document is available through a link on
the council’s website at:

http://www.ribblevalley.gov.uk/info/200180/planning_policy/1358/local_development_framework/
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2.9 As the various changes indicated above spring from several different sources it was felt
that the most coherent way to illustrate them is to bring all the amendments into the
Key Statements and Development Management Policies sections of the original August
2010 document as underlined text. This document is appended to this report as
Appendix 1. It can be compared to the original document, which is available through the
weblink above or via the hard copy in the Members’ room.

3 RISK ASSESSMENT
3.1 The approval of this report may have the following implications:
* Resources — No immediate implications.

* Technical, Environmental and Legal — The Core Strategy is a statutory
requirement of the planning process.

* Political — No direct political implications.
* Reputation — The Council would wish to be seen to take note of the consultation

responses to this important planning document and amend the document in light
of relevant comment as a part of its long term planning development.

4 RECOMMENDED THAT COMMITTEE

4.1  Agree the proposed changes and that the revised text be incorporated into the Core
Strategy Preferred Option draft.

CHIEF EXECUTIVE

BACKGROUND PAPERS

1. Core Strategy Consultation — Regulation 25 Report, Draft for Consultation, August 2010

2. Core Strategy — Proposed Revisions to Key Statements and Development Management
Policies, June 2011

for further information please ask for Phil Dagnall, extension 4570.



APPENDIX 1

REVISIONSTO CORE STRATEGY KEY STATEMENTSAND
DEVELOPMENT MANAGEMENT POLICIESFOLLOWING 2010 AND 2011
ISSUES AND OPTIONS CONSULTATIONSAND HYDER CONSULTANCY
COMMENTS

Note: All amendments are underlined



5.1

5.1

ENVIRONMENT

Strategic Spatial Policies

1 A number of designations exist that serve to protect the high quality
environment enjoyed across the Ribble Valley. The Council is keen to
ensure that appropriate measures are taken to enable this asset to be
protected. Whilst there is not an extensive area of statutory Green Belt
the areas that exist are valued and their general extent will be
protected. There are no planned strategic reviews of green belt
proposed within Lancashire and fundamentally there is a presumption
against exceptional substantial strategic change at this time.

KEY STATEMENT: Green Belt

The overall extent of the green belt will be mainta  ined to safeguard the
surrounding  countryside from inappropriate encroach ment. The
development of new bu ildings will be limited to the purposes of
agriculture, forestry, essential outdoor sport and recreation, cemeteries
and for other uses of land which preserve the openn  ess of the green belt
and which do not conflict with the purposes of the designation

5.1.2 WHY ARE WE TAKING THIS APPROACH?

This key statement is in line with the national policy providing the local
interpretation of these national policies. It is important that the Green
Belt is maintained in Ribble Valley to help preserve the character of the
area. It is recognised that whilst the extent of the green belt is limited, it
is complimentary to the green belt designations in neighbouring
districts. Some minor changes will be considered where appropriate to
rationalise the existing green belt boundaries in response to findings of
the evidence base. This will be dealt with in detail through relevant
development plan documents.

KEY STATEMENT Landscape (amended version)

The landscape and character of the Forest of Bowlan d Area of
Outstanding Natural Beauty will be protected, conse rved and enhanced.
Any development will need to contribute to the cons ervation of the
natural beauty of the area

The landscape and character of those areas that con tribute to the setting
and character of the Forest of Bowland Areas of Out  standing Natural
Beauty will be protected and conserved and wherever possible enhanced.

As a principle the council  will expect development to be in keeping with
the character of the landscape, reflecting local distinctiveness, vernacular
style, scale, style, features and building material S.




5.1.3 WHY ARE WE TAKING THIS APPROACH?

Para 5.1.3 (amended) originally para 5.2.3

Over 75% of the area is designated as an  Area of Outstanding

Natural Beauty and outside these statutory areas th e borough

comprises extensive areas of open countryside much of which
has an intrinsic value that contributes to the qual ity of the
landscape in the borough. In addition the founding principle of

landscape character is that all landscapes have a value. The

Council considers that it is important to ensure d evelopment

proposals do not serve to undermine the inherent g uality of the

landscape. Particular regard, consistent with the designation as
AONB, will be given to matters of design and impact with an
expectation that the highest standards of design wi Il be required.

The Council will also seek to ensure that the open countryside is

protected from inappropriate development. Developer s should

adopt _a non- standardised approach to design which recognises
and __enhances local distinctiveness, landscape char acter, the
quality of the built fabric, historic patterns and landscape
tranquillity”.

KEY STATEMENT: Sustainable Development and Climate Change
(amended version)

The Council will seek to ensure that all developmen  t meets an appropriate
recognised sustainable design and construction stan dard where viable to
do so, in order to address both the causes and cons equences of climate
change. In particular, all development will be requ ired to demonstrate
how it will contribute towards reducing the Borough 's carbon footprint

In adapting to the effects of climate change it is expected that proposals
for development will demonstrate how sustainable de velopment
principles and _sustainable construction methods, s uch as the use of
sustainable drainage systems, will be incorporated.

All _development should optimise energy efficiency b y__using _new
technologies and minimising the use of enerqgy throu gh_appropriate
design, layout, material and landscaping _and addres s any_potential
issues relating to flood risk.

On larger schemes, planning permission will only be granted for
developments on sites that deliver a proportion of renewable or low
carbon energy on site based on targets elaborated w___ithin the relevant
Development Management policy and also incorporate recycled or
reclaimed materials or minimise the use of energy b vy using enerqy
efficiency solutions and technologies. Where devel opments fail to
achieve any of these, it must be demonstrated why t his cannot be
achieved.




5.1.4 WHY ARE WE TAKING THIS APPROACH?
Para 5.1.4 (amended ) originally 5.2.4

It is important that energy and natural resource pr ovision is
considered at this stage. The SA scopin g report highlighted that

there is a very high quality environmen tin the borough, which
needs to be preserved and enhanced. Howe ver it also highlighted

that in terms of energy provision (inclu ding renewables) policies
in the Core Strategy will need to be car _efully considered and
balanced with the need to ensure that th e environment of the
Borough is not adversely affected. The key statement sets out
how energy provision (including renewabl es) will be

considered at planning application level . Reference should also
be made to relevant policies within the Lancashire Minerals and
Waste Development Framework Core Strateg vy and the Minimising

and Managing Our Waste in New Developments Suppleme  ntary
Planning Document .

KEY STATEMENT Biodiversity and Geodiversity (amended version )

The Council will seek wherever possible to conserve and enhance the
area’s biodiversity and geodiversity and to avoid t he fragmentation and
isolation of natural habitats and help develop gree n corridors.

Development proposals that adversely affect a site of recognised
environmental or ecological importance will only be permitted where a
developer can demonstrate that the negative effects of a proposed
development can be mitigated, or as a last resort, compensated for. This
could be managed through a variety of mechanisms su ch as co nservation

credits . It will be the developer’s responsibility to ide ntify and agree an
acceptable scheme, accompanied by appropriate surve vy information,
before an application is determined. There should, as a principle, be no
net loss of biodiversity.
These sites are as follows:
» Sites of Special Scientific Interest (SSSIs)
* Local Nature Reserves (LNRS)
» County Biological Heritage sites (CBHS)
* Special Areas of Conservation (SACs) and Special Pr___ otection
Areas (SPAS)
» Geodiversity Heritage Sites
e Ancient Semi Natural Ancient Woodlands
e Lancashire Biodiversity Action Plan priority habita ts and
species
e European Directive on Protected Species and Habitat s -
Annexe 1 Habitats and Annexe |l Species

With respect to sites designated through European | eqislation the
Authority will be bound by the provisions of the re levant Habitats
Directives and Requlations




5.1.5 WHY ARE WE TAKING THIS APPROACH?

Para 5.1.5 (amended version) originally para 5.2.5

The intricate network of biodiversity provides the support
systems that sustain human life and ist  herefore an integral part
of long term sustainability, locally, na _ tionally and on a global
scale. Local authorities have a duty to  conserve biodiversity
under national planning policy and Ribbl e Valley Borough Council

is a signatory to the Lancashire Biodive  rsity Action Plan, which
identifies a raft of habitats and specie s considered to be of
conservation importance at regional leve  |. It also identifies key
partners responsible for delivering the action plan, including both

statutory and non statutory habitats/spe cies.

In addition the SA scoping report drew a ttention to the Borough'’s

wealth of biodiversity sites and the nee  d to conserve and
enhance biodiversity as an integral part of economic, social and
environmental development. It also high lighted the need for the
condition of the SSSis in the areato be  improved and that
opportunities should be sought to delive r biodiversity
enhancements through the Core Strateqy. The condition of
relevant sites is monitored annually and will continue to be
reported within reqular monitoring

KEY STATEMENT: Heritage Assets (amended version)

There will be a presumption in favour of the preser _ vation of heritage
assets and their settings where they are recognised as being of
importance. The Authority recognises that __the best way of ensuring the
long term protection of heritage assets is to find an optimum viable use
that strikes the correct balance between economic o r other uses and
their impact on the significance of the asset.

Conservation Area Appraisals will be kept under rev iew to ensure that
any development proposals are in keeping with the h istoric character
and architectural interest of the area. Any develop _ment proposals that
adversely affect a designated heritage asset or its setting will be given
careful consideration in line with the Development Management

policies .




5.1.6 WHY ARE WE TAKING THIS APPROACH?
Para 5.1.6 (amended version) — originally 5.2.6

The SA Scoping report highlighted a need to protect and enhance
the historic environment of Ribble Valle vy. The LDF evidence base
provides up to date information on the h __istoric environment such
as up to date conservation area appraisa___Is, which include
information on issues such as listed bui Idings and buildings of
townscape merit. There is a rolling pro  gramme to keep these
appraisals up to date. Itis clear thro ugh LDF evidence base work
and reports such as the SA scoping repor __t that Ribble Valley has
a high quality environment (including hi storic environment) that
must be preserved and enhanced for a var __iety of reasons ,
including their educational role . The historic environment should
continue to inform and inspire new devel  opment of high quality

EVIDENCE: Implications & Consultation

5.1.7 How has the evidence base and previous consultation informed
policy formulation?

Background paper on Greenbelt:  This paper found that the general
extent of the Green Belt boundary is to be maintained. This impacted
upon the formulation of the key statements as only land outside of the
greenbelt could be considered as potential development sites.

Conservation Area Appraisals:  There are currently 21 conservation
area appraisals. The AMR monitors if these have been kept up to
date. The appraisals set out the areas of importance to be focused on
in terms of the historic fabric of Ribble Valley.

Phase 1 Habitat Survey : This survey information provides the
baseline of evidence against which the areas biodiversity is measure
and monitored.

Consultation:  Previous consultation was undertaken at the unamended
regulation 25 stage of Core Strategy production in 2007. This found that the
high quality environment in the borough and the need to protect this is seen as
a priority for the residents and stakeholders in the borough. Questions were
raised at this previous stage of document production and the following results
were found.

There was strong public support for developer contributions towards
environmental improvements. There was strong support for new developments
to be energy efficient with as minimal impact on the environment as possible as
well as the reuse of older buildings where possible. The consultation also
found that the conservation of wildlife and protection of habitats should always
take precedence in deciding the location of new development. This is an issue
that was subsequently considered as part of the SHLAA process, one of the
LDF evidence base documents, which has informed this Core Strategy
document.




SUSTAINABILITY APPRAISAL SCOPING

5.1.8

5.1.9

As already discussed in the previous chapter, the SA scoping report
highlighted that there is a very high quality environment in the Borough,
which needs to be preserved and enhanced. The high quality of the
environment provides an opportunity to develop recreation and tourism
in the Borough, although care needs to be taken to ensure that such
developments are appropriate and do not adversely affect the quality of
the natural environment. The report also indicated that due to this high
quality environment, the borough contains a wealth of biodiversity sites
of international, national, regional and local importance for nature
conservation and the need to conserve and enhance biodiversity is an
integral part of economic, social and environmental development.

The report also indicated that there is a need to protect and enhance
the historic environment of Ribble Valley as well as the water
environment including issues such as quality and resource use.

5.1.10 The report makes clear that in terms of energy provision (including

renewables) policies in the Core Strategy will need to be carefully
considered and balanced with the need to ensure that the environment
of the Borough is not adversely affected. This will be addressed
through the Development Management policies set out as part of the
approach to delivery in appendix 4.

KEY QUESTIONS FOR THE KEY STATEMENT: ENVIRONMENT

What do you think of this approach?

* Do you have any questions about this potential appr oach?
* What do you believe the implications are for thisa  pproach?
e Do you support this approach?




6. HOUSING
6.1 Strategic Spatial Policies
6.1.1 The Core Strategy focuses on housing development location, targets,

phasing and delivery within a spatial context .

6.1.2 Para 6.1.2 (amended version)

The main aim is to ensure that over the plan period, sufficient
housing of the right type will be built in the most suitable
locations endeavouring to make the best use of prev iously
developed land where suitable and where possible ai ming to
address meeting identified local needs

KEY STATEMENT: HOUSING PROVISION

Housing Provision (amended version)

Land for residential development will be made avail able for an average annual
completion rate of at least 161 dwellings per year over the period 2008 to 2028
in accordance with baseline information.

The Council will identify through the relevant “Str ategic _Housing Land
Availability Study” (SHLAA), sites for residential development that are
deliverable over a five-year period. By reference t o the housing land
monitoring report and where appropriate Strategic H ousing Land Availability
Assessments, the Council will endeavour to ensure h ousing land is identified
for the full 15 year period and beyond.

A ‘plan-monitor-manage’ approach will be adopted an d a monitoring report will
be the key tool in tracking the five-year rolling | and supply.

6.1.3 WHY ARE WE TAKING THIS APPROACH?
The figures set out in the key statement are determined by reference to
the evidence base work and reflect the previously adopted figures of
the Regional Strategy.




6.1.4 Para 6.1.4 (amended version)

These figures will be treated as a minim um target unless

otherwise determined. A phased approach to the rel ease of land

will be adopted as the most suitable way forward in delivering

development land. Further detail on housing alloca tions will be

given in the Housing and Economic DPD.

6.1.5 Para 6.1.5 (amended version)

In the Requlation 25 consultations of 20 10 the Council retained

the overall housing supply figures set out and evid enced in the

Regional Spatial Strategy (RSS), as these had been  tested through

a Public Examination. However, after taking into a  ccount the

Government’s proposed abolition of the RSS, and the time that

had elapsed since the RSS figures were established, the Council

has resolved to commission new research that will i nform a future

overall housing provision figure. Pending this rev iew the Council

will continue to apply the adopted requirement of 1 61 dwellings

per vear for planning purposes. This figure remain s underpinned

by an evidence base that has been tested and looks to the period

to 2021. The Council, in setting the plan period f or the Core

Strategy at 2008 to 2028 has consequently projected the figure of

161 forward, however it is acknowledged that in the longer term

further review will be undertaken as a part of the process.

KEY STATEMENT: HOUSING BALANCE

Planning permission will only be granted for reside ntial d evelopment
providing it can be demonstrated that it delivers a suitable mix of housing

that accords with the projected future household re quirements and local

need across the Ribble Valley as a whole as evidenc ed by the Strategic
Housing Market Assessment.

Determination of planning applications for resident ial development will be
informed by the most recent Housing Needs Surveys, the memorandum of
understanding on affordable housing and the most re cently adopted SHMA,
to identify the type, tenure and size  of residential dwellings, required at
different locations throughout the borough.

6.1.6 WHY ARE WE TAKING THIS APPROACH?

Para 6.1.6 (amended version )

A mix of housing aimed at addressing the various different needs
of local people in Ribble Valley has bee n demonstrated as the
most suitable option from the LDF eviden  ce base. The identified
need, and projection of future need, wil | be informed by the SHMA




and subsequent updates. The most recent SHMA and Housing
Needs Survey should always be used in de termining if the
proposed development meets the identifie  d need

KEY STATEMENT: AFFORDABLE HOUSING

Affordable housing is broadly defined as that which is accessible to people
whose income does not enable them to afford to buy or rent property
suitable for their needs in the open housing market

Within the settlement boundaries of Clitheroe and L  ongridge, on housing
developments of 10 units or more dwellings (or site s of 0.5 hectares or
more, irrespective of the number of dwellings) a n element of affordable,
local needs housing will be required on all schemes . The Council will seek
affordable housing provision at 30% of units on the site.

The Council will use open book viability assessment s, provided at the
developer’s cost, within its consideration of affor dable housing provision.

In all other locations in the borough, on developme nts of 5 or more
dwellings (or sites of 0.2 hectares or more irrespective of the number of
dwellings) the council will require 30% affordable units on the site.

The Council will only consider a reduction in this level of provision, to a
minimum of 20% only where supporting evidence, incl uding a viability
appraisal fully justifies a lower level of provisio n to the council's
satisfaction.

All affordable h ousing provided must be made available to those in
housing need and will remain affordable in perpetui ty.

Developers will be expected to provide affordable h  ousing on site as part of
the proposed development unless Ribble Valley Borou gh Council and the
developer both agree that it is preferable to make a financial or other
contribution towards the delivery of affordable hou sing on another site.

6.1.7 WHY ARE WE TAKING THIS APPROACH?
The 10 and 5 dwellings threshold has been determined from data
presented by the 2008 SHMA. The SHMA will be updated regularly
and take updated Housing Needs Survey information into consideration
in the figures that it presents. Therefore thresholds may change as
and when new, updated information is available.

6.1.8 If both the developer and Ribble Valley Borough Council are in
agreement that it is preferable to make an off site financial (or other)
contribution rather than providing on site affordable housing, a section



106 agreement must be submitted with the planning application
detailing this.

KEY STATEMENT: GYPSY AND TRAVELLER ACCOMMODATION

The Council will identify as appropriate, sites to meet the needs of
Gypsy and Travellers based upon up to date Gypsy an  d Traveller
Accommodation Needs Assessment.

Specific sites to meet the identified need will be included within the
Housing and Economic Development DPD.

6.1.9 WHY ARE WE TAKING THIS APPROACH?

There is a requirement under the Housing Act (2004) to identify and
include for the provision of sites for Gypsy and Traveller
accommodation within the Core Strategy. Nationally there has been a
growth in Gypsy and Traveller population and there are no signs that
this will slow significantly. The requirement set out in the key
statement may change as studies assessing Gypsy and Traveller
accommodation needs are updated. The current figures have been
determined through LDF evidence work, primarily the Gypsy and
Traveller Accommodation Needs Assessment undertaken by Salford
Housing and Urban Studies Unit in 2008. Updated information will be
provided in the Housing and Economic DPD, along with details of
where the sites will be allocated to meet identified needs.

6.1.10 At present the most recent surveys indicate the following levels of
need:

Residential pitches
In Ribble Valley there is an identified need for 6 residential pitches
before 2016 with 5 of these required before 2012.

Transit need
Land to accommodate an additional 6 caravans are required to meet
the need for transit provision in Ribble Valley.

Travelling Showpeople
There is no need identified for sites for Travelling Showpeople in the
Ribble Valley.

EVIDENCE: Implications & Consultation




6.1.11 How has the evidence base and previous consultation informed
policy formulation?

SHMA: The SHMA states that there is a strong requirement for
affordable housing in the borough, higher than the regional housing
figures within RSS. Therefore an approach has been proposed that
supports a higher level of affordable housing provision, whilst still
allowing for the provision of market housing.

SHLAA: The SHLAA evidence base document provides detail on
potential housing sites in terms of location, capacity, potential
constraints and potential delivery timeframe. The document has
informed the approach set out in the key statements as the majority of
deliverable land is focused around the key service centres, where there
are high levels of need for affordable housing demonstrated. The draft
SHLAA document was made available for a six- week public
consultation period in April 2009 and due to the high levels of public
interest, the consultation period was extended by a further two weeks.
A summary of representations report was produced following the
consultation period, which showed how the responses received on the
SHLAA have impacted upon the final adoption version of the 2009
adopted SHLAA.

The SHLAA model identified 138ha of land in the 0-5-year category,
giving capacity for some 5441 dwellings. The majority of the land is
located within the key service centres of Clitheroe, Longridge and
Whalley and would provide for 70% of the identified 5-year supply. The
remaining 30% of the 5-year supply is composed of development within
the villages.

Para 6.1.11. fourth para (amended )

The SHLAA model also indicates that ther e is the potential for

1010 dwellings (equating to 27.7ha of land) that co uld be
developed within years 6-10 and 3,603 dwellings (eqg uating to
100ha of land) that could be developed within 11-15 years from
the time of the SHLAA being undertaken. The SHLAA therefore
shows that based on the regionally determined annua | housing
figure (of 161/yr), there is approximately 62 years supply of
residential land available in the borough that is d eliverable and
developable over the 15-year period. 54% ! of this is deliverable

and is therefore included within the 5-year land su pply. It should
be emphasised that the SHLAA is a survey of theoret ical potential
housing land not a statement of actual planned site s and that the

theoretical 62 years supply is well above what will actually be
needed to address actual evidenced housing numbers” . The
model showed that at the planned target of 161 dwel lings per year

there is ample scope to identify the most suitable sites to deliver
housing in the area.




Background paper on greenbelt:  This paper found that the general
extent of the Green Belt boundary is to be maintained. This impacted
upon the formulation of the key statements as only land outside of the
Greenbelt could be considered as potential development sites.

Memorandum of Understanding: This is a material planning
consideration. The information included in the key statements would
continue to support this approach, heavily assisting in the delivery of
affordable housing.

Consultation: Previous consultation has focused upon the potential
18] | location of development and whether this should be delivered through land
g | allocations or through a developer led approach, with the former being
N identified as the preferred approach. This consultation also assisted in
NJN | developing the approach relating to green belt and the key statement on
affordable housing provides a definition of affordable housing as was

EIIT requested as part of the Issues and Options consultation.
Y Throughout the development of the LDF evidence base, consultation has

Nl | taken place on all documents such as the SHLAA, SHMA, Employment Land
MM | and Retail study, with the topic papers available to view online in the

Al Council’'s website. To date the most intensive consultation, other than the
YN | issues and options consultation, is the consultation that has taken place on
L the SHLAA.

STRATEGIC ENVIRONMENTAL ASSESSMENT SCOPING

6.1.12 The SA scoping report highlighted the following baseline issues for
consideration in the Core Strategy in relation to housing development.
These issues have been incorporated into this Core Strategy
consultation.

6.1.13 House prices in the Ribble Valley are significantly higher than many
other parts of Lancashire though are still below the national average.
The housing market has been driven to an extent by in-migration of
relatively high earners that has had the effect of driving properties
above regional levels and creating issues of affordability for local
people, particularly first time buyers and the elderly. The quality of the
housing in the Borough is much higher than in other parts of Pennine
Lancashire however there are localised problems associated with the
number of vacant properties. The SCS also identified a hidden
homeless problem, particularly amongst young people in the borough,
which is believed to relate to the need for affordable housing.

6.1.14 It is considered that these issues identified as part of the SA and SEA

scoping report have been considered within the formulation of the key
statements and relating text within this chapter.

KEY QUESTIONS FOR THE KEY STATEMENT: HOUSING

What do you think of this approach?

e Do you have any questions about this potential appr oach?
* What do you believe the implications are for thisa  pproach?
e Do vou support this approach?







7.1

7.1.1

7.1.2

7.1.3

7.1.4

Strategic Spatial Policies

Employment and a strong economy are important and the Council will
seek to facilitate employment and economic investment where it
accords with the Core Strategy policies. There is a general strategic
policy aspiration to ensure that all new development is sustainable and
contributes to reducing the existing problems of out-commuting, lack of
local employment opportunities and associated problems such as
environmental sustainability.

Ribble Valley's high quality environment provides an ideal location for
many office, crafts and cultural based businesses. In order to allow the
expansion of Ribble Valley's economy (in particular in business
services) further office accommodation will need to be provided either
by new build or converted space including potential uses in redundant
farm buildings. In terms of factors that should influence the location of
new employment sites, an integrated approach in which equal weight is
given to the market, the needs of businesses, the environment and
sustainability, appears the most appropriate way forward. This
approach would conform with all three potential Development Strategy
options set out in this document and is intended therefore to be in
conformity with whichever is found to be the preferred development
strategy option.

Broad location of new employment development

Employment development will generally be directed to the main areas
of population growth linking to the underlying strategy of aligning jobs
with homes in key areas. This strategy is underpinned by an approach
that aims to link local jobs to meet local labour supply and thus achieve
a sustainable balance between land uses. This has the potential to
reduce the levels of out-commuting and increase self-containment
bringing additional benefits including reducing carbon emissions from
dispersed development due to increased car use.

Para 7.1.4 (amended version )




The larger settlements of Clitheroe, Lon  gridge and Whalley would

be the preferred locations for new employment devel opment
(excluding rural and home based employment which ar e district
wide). It is recognised that suitable locations tha t are well related
to the A59 corridor will also have the potential to deliver economic
growth through the delivery of appropriate sites. T he potential for
appropriate land to be brought forward as part of s trateqgic land

releases will also be considered particularly where this  will
contribute to greater sustainability. Growth at the BAe
Samlesbury site is anticipated to occur given that it is a regionally

significant site and now intended to form part of t he Lancashire
Enterprise Zone. This will also provide an opportu nity for wider
economic growth in Ribble Valley over the plan peri od.

KEY STATEMENT:
Business and Employment Development (amended vers ion)

The Council, in line wi_th the evidence it has gathered, will aim to alloca  te an
additional 9 hectares of land for employment purpos e in appropriate and
sustainable locations during the lifetime of this p lan.

Land will be made available for employment use in o rder to support the

health of the local economy and wider sustainable j ob creation. The
expansion of existing businesses will, wherever app ropriate, be considered
favourably .

In_considering the development of land for economic development and in

determining where this land w__ill be located, priority will be given to the use
of appropriate Brownfield sites to deliver employme nt-generating _uses

including a preference for the re- use of existing employment sites before
alternatives are considered.

New sites will be identified in __accord with the development strategy where
the health of the local and, in relevant cases, the wider economy_support
such release. Opportunities to identify land as par t of appropriate mixed -
use schemes within _any strategic land release will be considered

favourably.

Developments that contribute to farm diversificatio n, strengthening of the

wider rural and village economies or that promote t own centre vitality and

viability will be supported in principle.

Proposals that result in the loss of existing emplo yment sites to other
forms of development will need to demonstrate that there will be no
adverse impact upon the local economy.

The Council considers, in line with neighbouring au thorities and other
bodies, that the BAe Samlesbury site should be rega rded as a regionally
significant employment site with considerable poten tial to accommodate a
variety of advanced knowledge based industries in t he future. This has
been recognised by the Government's proposal to cre ate an Enterprise
Zone at this location




7.15

7.1.6

7.1.7

7.1.8

7.1.9

WHY ARE WE TAKING THIS APPROACH?

Sustainable development is a key theme of policy and a key
consideration for Ribble Valley. The district’'s natural environment is
one of its greatest assets, which contributes to business investment
and its attractiveness as a place of residence. The borough has seen a
restructure in its commercial floorspace in recent years to
accommodate both industrial and commercial property and this
approach to the consideration of land for economic development is in
line with national policy PPS4 but provides a local interpretation.

Town Centres and Retail and Commercial Leisure Deve lopment
The Council recognises the importance of retail to the local economy, it
provides approximately 16% of jobs in the District and makes a major
contribution to the role and character of the Borough'’s key settlements

The LDF evidence base’® identified a need for additional shopping
facilities and retail floorspace over the next ten years. It is important to
meet these needs in ways that enhance the vitality and viability of town
centres. In terms of the retail findings there was a number of
messages. Of importance was the poor share of spending that was
retained within the catchments of each of the centres of Longridge,
Whalley and Clitheroe. This in turn raises the need to review how
these centres could be making a greater contribution to issues around
sustainability, and supporting their own continued vitality and viability.

Para 7.1.8 (amended)

Despite the findings around retention of spend over all, Whalley
was shown to be the best performing cen  tre in terms of vitality
and viability; Longridge seems to be do  ing less well. Clitheroe
however, was identified as showing earl vy signs of decline. This
will be important to address relatively quickly if the centre is to
provide a strong service centre functio  n. Particular concerns
identified by retailers, amongst other things was a lack of
national retailer representation as an  attraction within the town
As such, this will continue to place Cl itheroe at a disadvantage to
the retail economies of neighbouring ce  ntres such as Presto n,
Blackburn, Burnley and Accrington.

The town centres of Clitheroe, Longridge and Whalley offer a range of
shopping, leisure and local services to residents living locally and in
surrounding rural communities. These town centres are also important
sources of employment and tourism and act as a focus for public
transport provision. The role and function of these town centres were
influential in the formulation of the Council’s Housing Strategy, for
example, providing additional housing in locations both within and in

® Employment Land and Retail Study



close proximity to the various services and facilities available in town
centres will help to minimise the need to travel, especially by car.

7.1.10 There is a commitment to strengthening the role of market towns and
other appropriate rural settlements as service centres through,
amongst other things, enhancing the vitality and viability of their
centres. By doing so, further opportunities for accessing services and
facilities by means other than the car and generally minimising the
need to travel will be created. Improving the quantity and quality of
shopping facilities in the town centres of Clitheroe and Longridge would
enhance self-containment and ensure that shopping and other services
are available locally, thus reducing the need to travel elsewhere.

7.1.11 Exceptionally it may be appropriate to provide larger retail development
in the town centres but this would require special justification to
demonstrate that the facility was only serving local needs and it would
not be more appropriately provided in one of the larger towns. In all
cases, large and small, proposals should protect or enhance the
character of the town.

KEY STATEMENT: Development of Retail, Shops and Community
Facilities and Services (amended version)

Development that supports and enhances the vibrancy , consumer choice
and vitality and unigue character of the area’s imp ortant retail and s _ervice
centres of Clitheroe, Longridge and Whalley will be supported in

principle.

Proposals that have an adverse impact on existing c ommunity facilities
would only be permitted as an exception where the p roposed
development would bring defined and demonstrable be nefits .

The council will put in place detailed development plans as appropriate to
provide a strategic framework to quide the future d evelopment of the
centres and support appropriate sustainable growth

The Council will also continue to require robust ev idence that much
needed smaller retail and other facilities in the m ore rural parts of the
area are no longer viable before considering other forms of use.

7.1.12 WHY ARE WE TAKING THIS APPROACH?



This is predominantly led by evidence base research that confirms the
requirement for the development of retail, shops and the facilities on
offer.  The Clitheroe Town Centre Masterplan will inform the
preparation of more detailed policies at the next stage of Core Strategy
production (regulation 27) when the preferred development strategy
option has been determined and the Clitheroe Town Centre Masterplan
is implemented. Recommendations and suggestions from this work will
be disseminated across the borough where appropriate.

7.1.13 Tourism and Visitor Economy

Tourism plays an important role in the economy of Ribble Valley. The
strength of the tourism economy in Ribble Valley reflects the attractive
countryside, historic towns and villages and a range of visitor
attractions such as Clitheroe Castle, Whalley Abbey and the Forest of
Bowland Area of Outstanding Natural Beauty. The strategy for tourism
capitalises on such assets and promotes tourism development that
complements them.

7.1.14 There is a lack of wet weather attraction provision, the opportunity for
which needs to be addressed either by expanding appropriate existing
attractions or encouraging new visitor attractions to the area. A gap
analysis is required in order to encourage new investment within hotel
accommodation, self-catering, conference venues, eating out and
visitor attractions, including Ribble Valley’s cultural and heritage
tourism offering as appropriate.

KEY STATEMENT: Visitor Economy

Proposals that contribute to and strengthen the vis itor economy of
Ribble Valley will be encouraged, including the cre  ation of new
accommodation and tourism facilities through the co nversion of existing
buildings or associated with existing attractions. Significant new
attractions will be restricted, exce pt in circumstances where they would
deliver overall improvements to the environment and benefits to local
communities and employment opportunities.

7.1.15 WHY ARE WE TAKING THIS APPROACH?

Visitor expectations are constantly rising and the tourism offer must meet
demands for quality and service. This applies to the attractions, retail
businesses and the restaurant or cafe (food and drink sector) offering
locally sourced produce. Also, the natural landscape is a valuable
asset of Ribble Valley and a balance between promoting tourism and
the protection and enhancement of the natural environment must be
considered.

EVIDENCE: Implications & Consultation



7.1.16 How has the evidence base and previous consultation informed
policy formulation?

Employment and Retail land review:  The Ribble Valley Employment
Land and Retail Study 2008 provides an evidence base derived from a
number of sources and comprises work undertaken directly by the
Council, published data from a variety of sources and information
collected for other purposes, for example playing field strategies and
leisure facilities reviews to inform the Local Development Framework
process. As well as providing an economic context for the Borough, a
review of employment land, a retail study and health check for each of
the three service centres (Longridge, Whalley and Clitheroe) in Ribble
Valley. This work also informs the Council’s regeneration and
economic development activity and delivery of both the economic and
community strategy objectives.

Particular recommendations from the study were identified as particularly important
to contribute to the future economic sustainability of the Borough, such as office
premises on the A59, facilitation and delivery of land, the importance of broadband
and a Masterplan for the key market town of Clitheroe. Additionally, monitoring of
the Districtwide Local Plan identified employment land that has not been developed
for employment purposes, where the owners have chosen not to develop the land. The
overall Local Development Framework will establish a framework for loca
communities to identify appropriate local land and buildings for economic use.

Consultation: Previous consultation has focused upon the potential
location of development and whether this should be delivered through land
BJ8] | allocations or through a developer led approach, with the former being
SJN | identified as the preferred approach. This consultation also assisted in

Al developing the approach relating to employment issues.
NA
Bl Throughout the development of the LDF evidence base, consultation has

taken place on all documents such as the SHLAA, SHMA, Employment Land
LIT ) . L X L
and Retail study, with the background papers available to view online in the
Council’'s website.

AISAL & STRATEGIC ENVIRONMENTAL ASSESSMENT SCOPING

7.1.17 The SA scoping report highlighted that there is a need to broaden the
economic base of rural areas in the Ribble Valley and a need to
promote sensitive rural diversification schemes. It also found that
sustainable economic development and a range of employment
opportunities should be promoted to meet the needs of all sectors of
the population and all skills levels. To achieve this, long term
sustainable patterns of development that provide for the economic and
social needs of all Ribble Valley populations are required.



7.1.18 Despite the need to focus on these areas the SA scoping report did
highlight that educational attainment in the borough is very good
compared to county, regional and national levels and this should be
maintained. It highlighted that a number of people commute daily into
the borough for educational reasons as a result of the high level of
attainment and the quality of Ribble Valley schools. However, the
report also highlighted that opportunities to improve vocational training
opportunities should be pursued, as this is likely to benefit local
employers and would also help to develop training linked to key growth
sectors across the region and could help to encourage more inward
investment in the borough. The SA scoping report drew on information
from the Ribble Valley economic Strategy, which identified the exodus
of young talented, well-educated people as a key threat to the local
economy.

KEY QUESTIONS FOR THE KEY STATEMENT: ECONOMY

What do you think of this approach?

e Do you have any questions about this potential appr oach?
e What do you believe the implications are for thisa  pproach?
e Do you support this approach?




8.1

8.1.1

8.1.2

8.1.3

8.14

DELIVERY MECHANISMS & INFRASTRUCTURE

Strategic Spatial Policies

The Core Strategy is the central document of the LDF and is the first
Development Plan Document (DPD) to be produced by Ribble Valley
Borough Council. In revising the DPD to keep it up to date, RVBC wiill
monitor the Central and Local Government approaches to spatial
planning and ensure that the most up to date guidance and best
practice is fed back into future updates of the Core Strategy.

Para 8.1.2 (amended)

In terms of delivery, The Council will | ead the implementation o f
the Core Strateqy, however this cannot be done in i solation from
other services and service providers. Others that may be

involved in the implementation include:

The Ribble Valley Local Strategic Partnership

Individuals, land-owners and private developers

Parish Councils

Community Groups

Lancashire Partnership

Lancashire County Council

Regenerate (the Pennine Lancashire Development Comp __any)

PLACE (the partnership of Pennine Lancashire author __ities)

Relevant government departments and agencies such a s, the
Environment Agency, the Highways Agency, Natural En gland and
English Heritage

Statutory Undertakers (gas, water, sewerage, electr __icity,
Telecommunications) and Public Transport Operators

Each have had the opportunity to contribute to the development of the
evidence base for the LDF and in drawing up the options presented at
this stage. As the preferred strategy is formed and greater certainty is
established these groups and bodies will be involved further as detail is
established.

Monitoring of the Core Strategy will be key in order to ensure that the
document remains up to date, not only in terms of the long-term
strategy but also in terms of the evidence baseline underpinning the
document. These changes can be due to local, sub-regional, regional
or even national changes in policy, which would result in changes to
the central document of the LDF requiring change. Due to these



8.1.5

8.1.6

8.1.7

anticipated changes, it will be necessary for the plan to be substantially
reviewed before the end of the designated plan period in 2025.

The main mechanism for monitoring the changes and the impact of the
implemented plan will be the Annual Monitoring Report (AMR), which is
updated annually and published in December. The AMR forms a
crucial part of the LDF and requires that data is recorded and analysed
according to Core Output, Output and Local Indicators. The AMR also
provides the opportunity to identify resource issues or identify other
factors that may be affecting the plan’s implementation and
performance.

Para 8.1.6 (amended)

It is anticipated that planning obligations will be come widely used
under the plan, as identified in the dev _elopment strategy as a key
delivery tool. It is considered more appropriate t o look to the
system of planning obligations to secure the necessary
infrastructure that will be required to enable development to be
accommodated. These will be used in ord _er to deliver the
services and improvements associated wit _h new development .
Planning applications will ensure that d  evelopers will contribute
to these necessary improvements as part  of the application
process. However it should also be borne in mind that it is
currently the Government’s intention to move towards a
development tariff system or Community | nfrastructure Levy
based approach but that the exact detail s of this are vet to be fully
clarified. The Council is currently con _sidering this as a means of
delivering necessary infrastructure

Para 8.1.7 (amended)

Matters appropriate for Planning obligat ion contributions can
include:

Affordable housing

Flood Defence

Biodiversity (habitat creation and protection) and Geodiversity
Open__space (including all _typologies of sport, leis ure, green
infrastructure and potentially allotments)

Regeneration initiatives

Public realm and public art schemes

Transport

Libraries

Children Centres

Minerals and Waste Developments

Countryside Access

Natural Heritage

Crime and Disorder

Heritage Assets and Cultural Facilities




e Education

o Utilities

e Health and waste management

e Inland waterways

e Youth and Communities

e Landscape Character and Design

8.1.8 However the Council has determined a priority for securing
contributions through such legal agreements that are reflected in the
key statement.

8.1.9 The Local Infrastructure Plan will help identify what is required to
deliver necessary development and will ultimately guide the phasing
and anticipated delivery timeframe for new development. Much of the
required infrastructure will relate to the development strategy chosen,
however preliminary work has identified that in most cases given the
extent of new development being planned for capacity across most
forms of infrastructure will need to be enhanced.

8.1.10 As the determination of planning applications will be a key part of the
delivery mechanism the Council will develop generic policies to assist
Development Management. These will form part of the Core Strategy.

KEY STATEMENT: Planning Obligations (amended)

Planning Obligations will be used as a mechanism to deliver development that
contributes to the needs of local communities and s ustainable development.
Contributions can either be in kind or in the form of financial contribution with a
clear audit trail of how any monies will be spent a nd in what time frame.

Obligations will be negotiated on a site-by-site ba sis. The council has resolved to
seek contributions in the following order of priori ty:
Affordable Housing (also taking into consideration the detailed Affordable Housing

Key Statement )
Improvements required for highway safety that canno t be covered by planning
condition or S278 Agreement

Open Space

Education_

Where there is a question of viability the council will require an open book approach
to be taken when agreeing development costs, and de  velopers will be required to
meet the Council’s costs for independent evaluation . _The Council will develop, as

appropriate, a Community Infrastructure Levy approa ch to infrastructure delivery




8.1.11 WHY ARE WE TAKING THIS APPROACH?

Infrastructure improvements will be considered in greater depth as part of the
Local Infrastructure Plan (LIP), however the indicative LIP produced in 2009
indicates that infrastructure improvements will be necessary to ensure the
level of required development in the borough takes place. As a result,
developer contribution will be necessary to help facilitate this infrastructure
development. The Council however has to recognise that there has to be a
balance between achieving both development and infrastructure having
regard to the viability of the development overall.

KEY STATEMENT: Transport considerations

New development should be located to minimise the n eed to travel . Also it
should incorporate good access by foot and cycle an d have convenient links
to public transport to reduce the need for travel by private car.

In general schemes offering more sustainable means of transport will be
supported. Sites for potential fu ture railway stations at Chatburn and Gisburn
will be protected from inappropriate development.

Major applications should always be accompanied by a comprehensive travel
plan.

Suggested new para 8.1.12 (A) to be inserted betwee n current paras
8.1.11 and 8.1.12

The Council acknowledge that other bodies, such as Lancashire
County Council as the relevant highway aut  hority for the area, will
be developing a Local Transport Plan over  the next few years and
that its accompanying Implementation Plans will have a bearing on
the Borough. Comments within the Key Sta  tement regarding such
matters as the potential future railway st ation sites are made
without prejudice to these plans The Counc il will continue to
pursue the best transport solutions for th e area through liaison
with relevant bodies and update its eviden  ce base on such matters
where relevant.

KEY STATEMENT: Development Management

To help determine planning appli cations and deliver the vision and
objectives of the Core Strategy, the Council will apply a range of
Development Management policies. Key Statements fo  r the Council 's Core
Development Management Policies are included in the appendices to this
Strateav.




8.1.12 WHY ARE WE TAKING THIS APPROACH?

Development management will be an important part of the delivery
mechanism to achieve the overall vision and objectives established in
the Core Strategy. Against the context of an identified Development
Strategy and themed spatial policies the Development Management
policies will guide the principles of development within those themed
headings and provide a clear approach for delivering the Core
Strategy. The Council will, as part of the Local Development
Framework, create additional policy detail as required to implement the
strategic policy contained in the Core Strategy.

The development management key statements have been formulated
to reflect national policy and the LDF evidence base.

8.1.13 LDF evidence base summary papers and consultation so far point to
transport issues being important local concerns. This includes the
need to protect the high quality environment of Ribble Valley by
supporting the use of sustainable modes of transport and travel and
giving them a high priority in new development.

EVIDENCE: Implications & Consultation

8.1.14 How has the evidence base and previous consultation informed
policy formulation?

Evidence Base Background Paper on the use of planni ng
obligations : This document was produced for Ribble Valley Borough
Council’'s Planning and Development Committee Members to establish
a list of priorities of contributions which the Council will seek to secure
through negotiations, thereby providing a systematic basis for officers
to negotiate on such agreements and provide specific advice to
develop on when contributions will be required.

Evidence base topic paper on transport: This document was
produced for Ribble Valley Borough Council's Planning and
Development Committee Members in 2007. It summarised the current
policy background and contained a range of local transport statistics
that illustrate local issues.

Preliminary work - Local Infrastructure Plan: This work was
undertaken in conjunction with a team from Manchester University and
has provided a baseline of information on existing infrastructure
capacity and has also identified gaps in available information that will
need to be addressed.



Consultation:  Previous consultation at the previous regulation 25 Core
strategy stage found that in terms of travel and transport provision in the
borough, opinion was fairly split on the issue of widening roads following
land protection for this purpose.

Footpaths and cycle-ways however were highlighted as an issue for further
attention with the majority stating that these should be provided with new
development.

Nearly all respondents felt that public transport (and access to this) should
be improved as part of new development and nearly half of respondents
stated that new business development should only be permitted along
public transport corridors.

As discussed a Local Infrastructure Plan will be produced prior to the
production of the publication version Core strategy (Regulation 27) later
this year. This will focus on all these issues in greater detail to assist with
policy production.

SUSTAINABILITY APPRAISAL SCOPING

8.1.15 The SA scoping report did not highlight any direct issues in relation to community
infrastructure however it did indicate that this is a key issue to be addressed in the Core
Strategy as part of delivery planning.

KEY QUESTIONS FOR THE KEY STATEMENT: DELIVERY MECHANISMS &
INFRASTRUCTURE

What do you think of this approach?

» Do you have any questions about this potential appr oach?
* What do you believe the implications are for thisa  pproach?
e Do you support this approach?




APPENDIX 4

DEVELOPMENT MANAGEMENT KEY STATEMENTS

GENERAL

KEY STATEMENT DMG1: GENERAL CONSIDERATIONS

In determining planning applications, all development must:

>

>

\

\

Be of a high standard of building design

Be sympathetic to existing and proposed land uses in terms of its size,
intensity and nature as well as scale, massing, style, features and
building materials

Consider the potential traffic and car parking implications

Ensure safe access can be provided which is suitable to accommodate
the scale and type of traffic likely to be generated

Consider adequate day lighting and privacy distances

Consider the environmental implications such as SSSis, County
Heritage Sites, Local Nature Reserves, Biodiversity Action Plan
(BAP) habitats and species, Special Areas of Conser  vation and
Special Protected Areas, protected species, green ¢ orridors and
other sites of nature conservation and historic environment value

Where possible enhance natural environmental assets

All new development proposals will be required to t ake into
account the risks arising from former coal mining a nd, where
necessary, incorporate suitable mitigation measures to address
them

Achieve efficient land use and the re use and remediation of
previously developed sites where possible

Have regard to public safety and secured by design principles

Consider the density, layout and relationship between buildings, which
is of major importance. Particular emphasis will be placed on visual
appearance and the relationship to surroundings as well as the effects
of development on existing amenities.

Not adversely affect the amenities of the surrounding area



Not prejudice future development which would provide significant
environmental and amenity improvements.

Not result in the net loss of important open space, including public and
private playing fields without a robust assessment that the sites are
surplus to need.

Use sustainable construction technigues where possi ble and
provide evidence that energy efficiency has been in corporated
into schemes where possible.

Consider the potential impacts of development on ai r quality and
mitigate adverse impacts where possible

The Code for Sustainable Homes and Lifetime Homes s  hould be
incorporated into schemes

In assessing this, regard must be had to the level of provision and standard
of public open space in the area, the importance of playing fields and the
need to protect school playing fields to meet future needs. Regard will also
be had to the landscape or townscape of an area and the importance the
open space has on this.

KEY STATEMENT DMG2: STRATEGIC CONSIDERATIONS

Development should be in accordance with the Core Strategy development
strategy and should support the spatial vision.

>

Development proposals in defined settlements should consolidate,
expand or round-off development so that it is closely related to the
main built up areas, ensuring this is appropriate to the scale of, and in
keeping with, the existing settlement

Outside the settlement areas development must meet one of the
following considerations:

The development should be essential to the local economy or social
well being of the area

The development is needed for the purposes of forestry or agriculture
The development is for local needs housing which meets and identified
need

The development is for small scale tourism or recreational
developments appropriate to a rural area

The development is for small-scale uses appropriate to a rural area
where a local need or benefit can be demonstrated.

Within the Open Countryside development will be required to be in
keeping with the character of the landscape and acknowledge the
special qualities of the area by virtue of its size, design, use of
materials, landscaping and siting. Where possible new development
should be accommodated through the re-use of existing buildings,
which in most cases is more appropriate than new build.



» In protecting the designated Area of Outstanding Natural Beauty the

Council will have regard to the economic and social well being of the
area. However the most important consideration in the assessment of
any development proposals will be the protection, conservation and
enhancement of the landscape and character of the area avoiding
where possible habitat _fragmentation. Where possible new
development should be accommodated through the re-use of existing
buildings, which in most cases is more appropriate than new build.
Development will be required to be in keeping with the character of the
landscape and acknowledge the special qualities of the AONB by virtue
of its size, design, use of material, landscaping and siting. The AONB
Management Plan should be considered and will be us  ed by the
Council in determining planning applications.

KEY STATEMENT DMG3: TRANSPORT AND MOBILITY

In making decisions on development proposals the local planning authority
will, in addition to assessing proposals within the context of the development
strategy, attach considerable weight to:

The availability and adequacy of public transport to serve those moving to and
from the development

»

>

The relationship of the site to the primary route network and the
strateqic road network;

The provision made for access to the development by pedestrian,
cyclists and those with reduced mobility;

Proposals which promote development within existing developed areas
at locations which are highly accessible by means other than the
private car;

Proposals which locate major generators of travel demand in existing
centres which are highly accessible by means other than the private
car;

Proposals which strengthen existing town and village centres which
offer a range of everyday community shopping and employment
opportunities by protecting and enhancing their vitality and viability;
Proposals which locate development in areas which maintain and
improve choice for people to walk, cycle or catch public transport rather
than drive between homes and facilities which they need to visit
regularly;

Proposals which limit parking provision for developments and other on
or off street parking provision to discourage reliance on the car for work
and other journeys where there are effective alternatives.

All major proposals should offer opportunities for increased use of, or the
improved provision of, bus and rail facilities.

All development proposals will be required to provide adequate car parking
and servicing space in line with currently approved standards.



The Council will protect land currently identified on the proposals map from
inappropriate development that may be required for the opening of stations at
Gisburn and Chatburn.

Any planning application relating to these sites will be assessed having regard
to the likelihood of the sites being required and the amount of harm that will
be caused to the possible implementation of schemes.

The Council will resist development that will result in the loss of opportunities
to transport freight by rail.

This policy recognises that the recent investment in the local railway
infrastructure opens up the possibility of carrying more local and long distance
freight in a more sustainable way, potentially removing more lorry based traffic
from local roads.

In using this policy reference will be made to Guid ance of Transport
Assessments, Department of Transport

ENVIRONMENT

KEY STATEMENT DME1: PROTECTING TREES AND WOODLANDS

There will be a presumption against the clearance o f broad-leaved
woodland for development proposes. The Council wil | seek to ensure
that woodland management safe guards the structural integrity and
visual amenity value of woodland, enhances biodiver sity and provides
environmental health benefits for the residents of the borough.

Where applications are likely to have a substantial effect on tree cover,
the Borough Council will require detailed arboricul tural _survey
information and tree constraint plans including app ropriate plans and
particulars. These will include the position of eve ry tree on site that
could be influenced by the proposed development and any tree on
neighbouring land that is also likely to be with in influencing distance
and could also include other relevant information s uch as stem diameter
and crown spread.

The Borough Council will ensure that:

> The visual, botanical and historical value, togethe r with the useful
and safe life expectancy of tree cover, are importa  nt factors in
determining planning applications. This will _inclu de an
assessment of the impact of the density of developm ent, lay out
of roads, access points and services on any affecte d trees.

> That a detailed tree protection plan is submitted w ith appropriate
levels of detail

> Site-specific tree protection planning conditions a re attached to
planning permissions.




TREE PRESERVATION ORDERS

The Borough Council will make tree preservation ord ers where
important individual trees or groups of trees and w oodland of visual,
and/or botanical and/or historical value appears to be under threat. The
council will expect every tree work application for work to protected
trees to _be in_accordance with modern arboricultura | practices and
current British Standards.

ANCIENT WOODLANDS

Development proposals that would result in loss or damage to ancient
woodlands will be refused unless the need for, and the benefits of, the
development in that location

outweigh the loss of the woodland habitat. In addi tion, in circumstances
where a development would affect an ancient woodlan d, the Borough
Council will seek to include appropriate woodland p lanting and
management regimes through planning conditions and agreements.

VETERAN and ANCIENT TREES

The Borough Council will take measures through appr opriate legislation
and management regimes to ensure that any tree clas _ sified identified as
veteran/ancient tree is afforded sufficient level o f protection and
appropriate management in order to ensure its long term survivability.

HEDGEROWS

The Borough Council will use the Hedgerow Regulatio ns to protect
hedgerows considered to be under threat and use pla nning conditions
to protect and enhance hedgerows through the use of traditional
management regimes and planting with appropriate he dgerow species
mix.

FELLING LICENCES

When consulted on felling licence applications, the Council will attempt

to minimise the short-term adverse impact on the la ndscape and ensure
replanting schemes contain _an appropriate balance o f species to
safeguard and enhance the biodiversity and landscap e value of
woodland.

KEY STATEMENT DMEZ2: LANDSCAPE PROTECTION

Development proposals will be refused which harm important landscape
features including

Traditional stone walls

Ponds

Characteristic herb rich meadows and pastures
Woodlands

Copses

Y VVVY



» Hedgerows and individual trees (other than in exceptional
circumstances where satisfactory works of mitigation or enhancement
would be achieved, including rebuilding, replanting and landscape
management)

» Townscapes

The Council will seek, wherever possible, to enhanc e the local
landscape . In applying this policy reference will be made t 0 a variety of
guidance including the Lancashire County Council La ndscape Character
Assessment and the AONB Management Plan. Also the Council will
take into account the potential cumulative impacts of development in
areas where development has already taken place.

KEY STATEMENT DMES3: SITE and_SPECIES PROTECTION AND
CONSERVATION

Development proposals that are likely to adversely affect the following will not
be granted planning permission. Exceptions will only be made where it can
clearly be demonstrated that the benefits of a development at a site outweigh
both the local and the wider impacts. Planning conditions or agreements
will be used to secure protection or, in the case o f any exceptional
development as defined above, to mitigate any harm, unless
arrangements can be made through planning condition S or_agreements
to secure their protection;

i.  Wildlife species protected by law

i. SSSlIs
iii.  Priority habitats or species identified in the Lancashire Biodiversity
Action Plan

iv.  Local Nature Reserves

v.  County Biological Heritage sites

vi  Special Areas of Conservation (SACs)

vii  Special Protected Areas (SPAS)

viii  Any acknowledged nature conservation value of sites or species .

With regard to sites designated under European legi  slation the Authority
will follow the relevant processes as defined withi n the relevant Habitats
Directive Regulations



KEY STATEMENT DME4: PROTECTING HERITAGE ASSETS

In considering development proposals the Council will make a presumption in
favour of the preservation of important heritage assets _ and their settings.

Conservation Areas

Proposals within or closely related to Conservation Areas should not harm
the Area. This should include considerations as to whether it is_ in
keeping with the architectural and historic character of the area as set out in
the relevant Conservation Area Appraisal. Development in these areas will be
strictly controlled to ensure that it reflects the character of the area in terms of
scale, size, design and materials and also respects trees and important open
space.

In the Conservation Areas there will be a presumption in favour of the
preservation of elements that make a positive contribution to the character or
appearance of the Conservation Area.

Listed Buildings and Other Buildings of Significant Heritage Interes __t
Development proposals on sites within the setting of listed buildings or
buildings of significant heritage interest _, which cause visual harm to the
setting of the building, will be resisted. Any proposals involving the partial or
full demolition of listed buildings will be refused unless it can be demonstrated
that this is unavoidable.

Registered Parks and Gardens of Special Historic In  terest

Developments within or immediately adjacent to reqgi stered parks and
gardens will be expected to take their special qual ities into account and,
where appropriate, to make a positive contribution to them

Scheduled Monuments

Applications for development that would impact a Sc heduled Monument
will need to demonstrate that they have taken the p articular importance
of the monument and its setting into account and th at Scheduled
Monument Consent has either already been obtained o ris likely to be

granted

Planning Policy Statement 5 (PPS5) and its associat __ed practice quide,
gives additional policy guidance on dealing with bo th designated and

undesignated heritage assets, and will be applied b y the Council when
determining proposals




KEY STATEMENT DME5: RENEWABLE ENERGY

The Borough Council will support the development of renewable energy
schemes, providing it can be shown that such developments would not cause
unacceptable harm to the local environment or local amenity. In assessing
proposals, the Borough Council will have particular regard to the following
issues:

i.  The immediate and wider impact of the proposed development on the
landscape, including its visual impact and the cumulative impa cts
of development on the landscape

ii. The measures taken to minimise the impact of the proposals on
residential amenity

iii.  The potential benefits the proposals may bring
iv.  The visual impact of the proposals, including design, colour and scale

v. The degree to which nuisance caused by noise and shadow flicker to
nearby residential amenities, agricultural operations, recreational areas
or the function of the countryside can be minimised.

vi. National or local targets for _generating energy fro m_renewable
sources and for reducing carbon emissions

In terms of the use of decentralised and renewable or low carbon energy
in_new development the authority will request that on _nhew_non-
residential developments over 1000 m2 and all resid  ential developments
of 10 or more units that at least 10% of their pred icted energy
requirements _should come from decentralised and ren ewable or low

carbon sources unless the applicant can demonstrate that this is not
feasible or viable. This target will be uprated in line with national
targets. Implementation of this requirement will be monitored and

enforced by the planning authority

Development proposals within or close to the AONB, Sites of Special Scientific
Interest, Special Areas of Conservation and Special Protected Areas,
notable habitats _and species , Local Nature Reserves or designated
heritage assets and their setting  will not be allowed unless

i.  The proposals cannot be located outside such statutory designated
areas

ii. It can be demonstrated that the objectives of t  he designation of
the area or site will not be compromised by the dev elopment

iii.  Any adverse environmental impacts as far as practicable have been
mitigated

Note that any development that impacts a Scheduled Ancient Monument
will also require Scheduled Monument Consent — see Key Statement
DME 4 above.




New Policy DME6 WATER MANAGEMENT

Development will not be permitted where the proposa | would be at an
unacceptable risk of flooding or exacerbate floodin g elsewhere.

Applications for development should include appropr iate measures for
the conservation, protection and management of wate r such that
development contributes to:

e Preventing pollution of surface and / or groundwate r

e Reducing water consumption

* Reducing the risk of surface water flooding (for ex ample the use
of Sustainable Drainage Systems (SUDS))

As a part of the consideration of water management issues, and in
parallel with flood management objectives, the Auth ority will also seek
the protection of the Borough’s water courses for t heir biodiversity
value.

HOUSING

KEY STATEMENT DMH1: AFFORDABLE HOUSING CRITERIA

Where proposals involve the provision of affordable housing units, the
residential development must be expressly for the following groups of people:

a) First time buyers currently resident in the parish or an adjoining parish

b) Elderly people currently resident in the parish or an adjoining parish

c) Those employed in the parish or an immediately adjoining parish but
currently living more than 5 miles from their place of employment

d) Those who have lived in the parish for any 5 of the last 10 years having
left to find suitable accommodation and also with close family
remaining in the village

e) Those about to take up employment in the parish

f) People needing to move to the area to help support and care for a sick,
elderly or infirm relative.

In addition to these groups of people, others may have special circumstances
that can be applied. These will be assessed on their individual merits.

This policy only relates to the affordable housing needs element. Proposals
must also conform to policy DMG1 and any other relevant policy of this Core
Strategy.

As mentioned above providing housing for the elderl vy IS a priority for
the Council within the Housing Strategy, and has be en for a number of
years. However very little such accommodation has been developed by
the market. Therefore, within the negotiations for housing
developments, 15% of the units will be for elderly provision. Within this




15% figure a minimum of 50% would be affordable and be included
within the overall affordable housing threshold of 30%. The remaining
50% (ie the remaining 50% of the 15% elderly-relate d element) will be for
market housing for elderly groups.

For example, for a site of 60 units this would mean

14 affordable

4 affordable for the elderly (together these tw 0 elements = 30% of the
total

4 market accommodation for the elderly

38 market housing

Further detail is outlined within the Addressing Ho using Needs in Ribble
Valley statement and this policy is further evidenc ed within the Strateqic
Housing Market Assessment.

Any proposals for affordable housing must be accompanied with the following
information

i.  Details of who the accommodation will be expected to accommodate.
This should include a full survey of the extent of need and include
persons who have expressed an interest in the property. And how the
cost of the accommodation will be matched to the incomes of these
target groups.

ii.  Details of the methods by which the accommodation will be sold or let,
managed and retained for its original purpose.

KEY STATEMENT DMH2: GYPSY AND TRAVELLER ACCOMMODATI ON

Provision levels will be determined based on the mo st up to date
evidence adopted by the planning authority . Where the principle for the
need for proposals is accepted, sites will be approved subject to the following
criteria:

I. The proposal must not conflict with the other polices of this plan/core

strategy

II. Proposals must not adversely impact on the character of the landscape
or the environment, or any SSSis or sites of biological importance

[ll. Proposals should involve the reuse of derelict land where possible and
not lead to the loss of the best and most versatile agricultural land

IV. Where possible site should be within a reasonable proximity to services

V. Proposals must have good access.



KEY STATEMENT DMH3: DWELLINGS IN THE OPEN COUNTRYSI DE

Within areas defined as Open Countryside on the proposals map, residential
development will be limited to

i. Development essential for the purposes of agriculture or residential
development which meets an identified local need

ii.  The appropriate conversion of buildings to dwellings providing they are
suitably located and their form and general design are in keeping with
their surroundings. Buildings must be structurally sound and capable
of conversion without the need for complete or substantial
reconstruction

iii. The rebuilding or replacement of existing dwellings subject to the
following criteria

» The residential use of the property should not have been
abandoned

» There being no adverse impact on the landscape in relation to
the new dwelling.

» The need to extend an existing curtilage

The creation of a permanent dwelling by the removal of any condition that
restricts the occupation of dwellings to tourism/visitor use or for holiday use
will be refused.

KEY STATEMENT DMH4: THE CONVERSION OF BARNS AND OTH ER
BUILDINGS TO DWELLINGS

Planning permission will be granted for the conversion of buildings to
dwellings where

i.  The building is not isolated in the landscape, is within a defined
settlement or forms part of an already defined group of buildings, and

ii. There need be no unnecessary expenditure by public authorities and
utilities on the provision of infrastructure, and

ii. There would be no materially damaging effect o n the landscape
qualities of the area or harm to nature conservatio ns interests,
and

iv.  There would be no detrimental effect on the rural economy, and

The proposals are consistent with the conservation of the natural beauty of
the area.

The building to be converted must:



i.  be structurally sound and capable of conversion for the proposed use
without the need for extensive building or major alternation, which
would adversely affect the character or appearance of the building.
The Council will require a structural survey to be submitted with all
planning application of this nature. This should include plans of any
rebuilding that is proposed.

i. be of a sufficient size to provide necessary living accommodation
without the need for further extensions which would harm the character
or appearance of he building, and

iii. the character of the building and its materials are appropriate to its
surroundings and the building and its materials are worthy of retention
because of its intrinsic interest or potential or its contribution to its
setting, and

iv.  the building has a genuine history of use for agriculture or another rural
enterprise.

The conversion of buildings should be of a high standard and in keeping with
local tradition. The impact of the development, including the creation of
garden area and car parking facilities (or other additions) should not harm the
appearance or function of the area in which it is situated. Access to the site
should be to a safe standard and be capable of being improved to a safe
standard without harming the appearance of the area.

Proposals will also be determined having regard to the Historic Environment
Local Management (HELM) Good Practice guidance on the Conversion of
Traditional Farm Buildings.

The creation of a permanent dwelling by the removal of any condition
that restricts the occupation of dwellings to touri sm/visitor use or for
holiday use will be refused unless it can be demons trated that the unit
will meet an identified local/affordable housing ne ed in accordance with

policy DMH1
KEY STATEMENT DMH5: RESIDENTIAL AND CURTILAGE EXTEN SIONS

Proposals to extend or alter existing residential properties must accord with
policy DMG1 and any relevant designations within which the site is located.
Proposals that are for the extension of properties to provide accommodation
for elderly or dependant relatives will also be subject to the following criteria:

i.  The development must be capable of integration into the main dwelling
or a use that is ancillary to the use of the main dwelling housing when
circumstances change.

i.  The extension should generally speaking provide only a modest level
of accommodation



Proposals for the extension of curtilage will be approved if:

i) The site is within a settlement, or,
ii) The site is on the edge of a settlement providing

a) The new curtilage boundary follows an easily identifiable feature such
as a road, stream or hedgerow, or brings the boundary into line with
existing adjacent properties

b) The extension will not cause visual harm to the landscape

c) The extension improves the visual quality of the site

Proposals to extend a curtilage in other circumstances will not be approved
other than where it will support the health of the local economy.

BUSINESS AND ECONOMY

KEY STATEMENT DMB1: SUPPORTING BUSINESS GROWTH AND THE
LOCAL ECONOMY

Proposals that are intended to support business growth and the local
economy will be supported in principle. Development proposals will be
determined in accord with the Core Strategy and detailed policies of the LDF
as appropriate.

The Borough Council may request the submission of supporting information
for farm diversification where appropriate.

The expansion of existing firms within settlements will be permitted on land
within or adjacent to their existing sites, provided no significant environmental
problems are caused and the extension conforms to the other policies of the
LDF.

The expansion of established firms on land outside settlements will be
allowed provided it is essential to maintain the existing source of employment
and can be assimilated within the local landscape. There may be occasions
where due to the scale of the proposal relocation to an alternative site is
preferable.

Proposals for the development, redevelopment or conversion of sites with
employment generating potential in the plan area for alternative uses will be
assessed with regard to the following criteria:

i) The provisions of Policy DMG1, and

ii) The compatibility of the proposal with other policies of the LDF, and

iii) The environmental benefits to be gained by the community, and

iv) The economic and social impact caused by loss of employment
opportunities to the borough, and

V) Any attempts that have been made to secure an alternative
employment generating use for the site.



Criteria (v) must be supported by evidence (such as property agents details
including periods of marketing and response) that the property/ business has
been marketed for business use for a minimum period of six months or
information that demonstrates to the Council’s satisfaction that the current
use is not viable for employment purposes.

KEY STATEMENT DMB2: THE CONVERSION OF BARNS AND OTH ER
RURAL BUILDINGS FOR EMPLOYMENT USES

Planning permission will be granted for employment generating uses in barns
and other rural buildings, provided all of the following criteria are met:

i. The proposed use will not cause unacceptable disturbance to
neighbours in any way
ii.  The building has a genuine history of use for agriculture or other rural
enterprise
iii.  The building is structurally sound and capable of conversion for the
proposed use, without the need for major alterations which would
adversely affect the character of the building
iv.  The impact of the proposal or additional elements likely to be required
for the proper operation of the building will not harm the appearance or
function of the area in which it is situated
v. The access to the site is of a safe standard or is capable of being
improved to a safe standard without harming the appearance of the
area
vi.  The design of the conversion should be of a high standard and be in
keeping with local tradition, particularly in terms of materials, geometric
form and window and door openings.
vii.  That any existing nature conservation aspects of the existing structure are
properly surveyed and where judged to be significant preserved or, if thisis
not possible, then any loss adequately mitigated.

The conversion of buildings should be of a high standard and in keeping with
local tradition. The impact of the development, including the creation of
servicing, storage areas and car parking facilities (or other additions) should
not harm the appearance or function of the area in which it is situated. The
AONB Management Plan should be considered and will be used by the

Council in determining planning applications

Proposals for the conversion of buildings for employment purposes that
include residential accommodation will be carefully assessed. The Council will
require the submission of a business plan in support of the proposal where
residential accommodation is required as part of the scheme in locations
where the Council would otherwise restrict the creation of dwellings. In all
cases the proportion of living accommodation to workspace must not exceed
a level of 60:40, workspace to living accommodation, and should form an
integral part of the layout and design of the conversion.

Proposals will be assessed in accordance with national planning guidance.



KEY STATEMENT DMB3: RECREATION AND TOURISM DEVELOP MENT

Planning Permission will be granted for development proposals that extend
the range of tourism and visitor facilities in the Borough:

This is subject to the following criteria being met:
i) the proposal must not conflict with other policies of this plan;

ii) the proposal must be physically well related to an existing main
settlement or village or to an existing group of buildings, except
where the proposed facilities are required in conjunction with a
particular countryside attraction and there are no suitable
existing buildings or developed sites available.

iii) the development should not undermine the character, quality or
visual amenities of the plan area by virtue of its scale, siting,
materials or design;

iv) the proposals should be well related to the existing highway
network. It should not generate additional traffic movements of
a scale and type likely to cause undue problems or disturbance.
Where possible the proposals should be well related to the
public transport network;

V) the site should be large enough to accommodate the necessary
car parking, service areas and appropriate landscaped areas.

Vi) the proposal must take into account any nature

conservation impacts using suitable survey informat ion
and where possible seek to incorporate any importan t
existing associations within the development. Fail ing this

then adequate mitigation will be sought

In the Forest of Bowland Area of Outstanding Natural Beauty the following
criteria will also apply:

A. the proposal should display a high standard of design appropriate to the
area

B. the site should not introduce built development into an area largely devoid
of structures (other than those directly related to agriculture or forestry uses)

In the AONB it is important that development is not of a large scale. In the
AONB and immediately adjacent areas proposals should contribute to the
protection, conservation and enhancement of the natural beauty of the
landscape. Within the open countryside proposals will be required to be in
keeping with the character of the landscape area and should reflect the local
vernacular, scale, style, features and building materials.



KEY STATEMENT DMB4: OPEN SPACE PROVISION

On all residential sites of over 1 hectare, the layout will be expected to provide
adequate and usable public open space. The Council will also negotiate for
provision on smaller sites, or seek to secure a contribution towards provision
for sport and recreational facilities or public open space within the area where
the overall level of supply is inadequate. Any green infrastructure should
be multi functional and encourage, where possible, walking and cycling
opportunities

The Borough Council will refuse development proposals which involve the
loss of existing public open space, including private playing fields  which
are in recreational use. In exceptional circumstances and following a robust
assessment where the loss of a site is justifiable because of the social and
economic benefits a proposed development would bring to the community,
consent may be granted where replacement facilities are provided, or where
existing facilities elsewhere in the vicinity are substantially upgraded. These
must be readily accessible and convenient to users of the former open space
areas.

It is important to protect existing recreational areas from development. Within
defined settlements public recreational land will _be identified on_the
Proposals Map.

KEY STATEMENT DMB5: FOOTPATHS AND BRIDLEWAYS

The Borough Council will seek to ensure the retention, maintenance and
improvement of by-ways and un-surfaced/unclassified roads as part of the
public rights of way network. The Borough Council will, unless suitable
mitigation measures are made, protect from the development footpaths which:
1. provide a link between towns/villages and attractive open land,;

2. link with the Ribble Way footpath;

3. are associated to the Local Nature reserves: and

4. are heavily used.



RETAIL DEVELOPMENT

KEY STATEMENT DMR1: RETAIL DEVELOPMENT IN CLITHEROE

Proposals for shopping developments within the main shopping centre of
Clitheroe, as defined on the Proposals Map, will be approved subject to the
other policies of the LDF Special regard will be had to the likely contribution of
the proposals to the vitality and viability of the centre and their effect on the
character and appearance of the area as well as the arrangements for
vehicular movement and parking.

The following will be important considerations;

1. The impact of the development on the economic and physical regeneration
of the shopping centre

2 An impact assessment will be required for planning applications in
the centre that do not conform to the Plan and may have an impact on other
centres. (PPS4 EC 14.6)

3. The impact on the local employment

The centre of Clitheroe is the only part of the Borough considered to be
suitable and capable of accommodating major retail development.

For the purposes of this policy, large-scale developments are considered to
be those intended to serve a wide catchment area (i.e. wider than Clitheroe
and its surrounding area).

Proposals which fall into this category include large supermarkets and
hypermarkets, retail warehouses and comprehensive re-developments
comprising a number of smaller units.

Any proposal must conform to the other policies of this plan.

Proposals for shopping development outside the main shopping centre, as
defined on the Proposals Map, will be considered on a sequential basis.
Development of sites on the edge of the centre will be allowed provided it can
be demonstrated that:

A. All town centre options have been thoroughly assessed before less
central sites were considered.

B. That where it has been demonstrated by the applicant that there are no
town centre sites to accommodate the proposed development,
preference is given to edge of centre locations that are well connected
to the centre by means of easy pedestrian access and are accessible
by public transport.



C. That the proposal would not seriously affect the vitality or viability of the
town centre. For sites over 1000mz2 gross internal floorspace an impact
assessment should accompany any application.

D. That where it is asserted that there are no other sequentially preferable
sites that are appropriate for the proposed development, the applicant
should demonstrate this. This should be through as assessment of the
availability, suitability and viability of possible sequentially preferable
sites.

E. That in considering edge of centre sites developers and operators have
demonstrated flexibility in relation to sequentially preferable town
centre sites in terms of scale, format, car parking and possible
disaggregation of the proposal.

F. That the proposal conforms to other policies of this Plan, with particular
regard to environmental impact and arrangements for vehicular
movement and parking.

The above also applies to extensions to retail uses where the gross
floorspace exceeds 200m2,

This is in conformity with Planning Policy Statement 4 Planning for
Sustainable Economic Growth and associated Practice Guidance Planning for
Town Centres (December 2009). Definitions such as “edge of centre” and
concepts such as “availability”, “suitability”, “viability” and “impact assessment”
are drawn from these sources.

Within the principal shopping frontage of Clitheroe, as defined on the
Proposals Map, the only new uses considered appropriate at ground floor
level will be uses included in Class Al of the Town and Country Planning
(Use Classes) Order 2006 and use for the sale of food or drink for
consumption on the premises. Other uses will only be considered in
exceptional circumstances where there would be no material adverse effect
on the character of the frontage, general amenity or highway safety.

The introduction of non-retail uses such as banks, building societies and
estate agencies into the defined principal shopping creates breaks,
weakening the quality of the principal shopping streets and potentially forcing
retail uses onto secondary streets, thus threatening the vitality of the town.

This policy allows the change of use of properties to cafes and restaurants
subject to Policy DMG1. However the sale of take-away foods is restricted.

This policy is linked to a direction under Article 4 of the Town and Country
Planning General Development Order 1988, which restricts permitted
development rights for change of use from Use Class A3 (Food and Drink) to
Use Class A2 (Financial and Professional Services) and also restricts Use
Class A3 to the sale of food and drink for consumption on the premises. This
means that planning consent must be obtained for such development.



Guidance within Planning Policy Statement 4 Planning for Sustainable
Economic Growth and Practice Guidance Planning for Town Centres will also
be important in applying the retail related policies within Clitheroe and other
parts of the Borough.

KEY STATEMENT DMR2: SHOPPING IN LONGRIDGE AND WHALLEY

Proposals for new small scale shopping developments will be approved on
sites which are physically closely related to existing shopping facilities. All
proposed shopping developments will be subject to other relevant policies in
the plan and the Borough Council will have particular regard to the effect of
the proposals on the character and amenities of the centre and the
consequences in respect of vehicular movement and parking.

Longridge and Whalley will continue to be the other main shopping areas of
the Borough. Their size and facilities are more closely related to local
shopping needs than those of Clitheroe. This may change as the pattern of
development is shaped in the Core Strategy. For the purposes of this policy
small scale shopping development is considered to be of a size intended to
serve the needs of the local settlement and its immediate surrounding area
rather than a wider catchment.

Proposals to serve a much wider area would generally be deemed to be major
retail development and would be out of keeping in these areas and, in most
circumstances, will not normally be permitted.

KEY STATEMENT DMR3: RETAIL OUTSIDE THE MAIN SETTLEM ENTS

The change of use of ground floor commercial premises to residential
accommodation within the village boundaries will be approved providing it has
been demonstrated that the change of use will not lead to adverse effects on
the local economy.

The loss of retail uses or other community related commercial premises to
residential use in villages can have a serious detrimental effect on the
economic and social well- being of the locality. This is particularly important
where a nucleus of commercial properties has been established, for example
with good parking, access and delivery facilities. The loss of such units may
lead to demand elsewhere on less suitable sites.

In assessing any application the Council will require the applicant to provide
information to demonstrate there is no demand to retain the premises in
commercial use. The property will be expected to have been offered for sale
on the open market for a period of at least 12 months at a realistic price
(confirmed by independent verification). Information on all offers made,
together with copies of the sale particulars will also be required to accompany
the application.



The Borough Council will approve the development of farm shops which are
linked to genuine farm diversification proposals, subject to the following
criteria:

1. Any new building should be minimal, well related to existing farm
buildings and reflect the landscape character of the area in terms of
materials and design

2. The proposal should be well related to the primary transport route
system. It should not generate additional traffic movements of a scale
and type likely to cause undue problems or disturbance.

3. The site should be large enough to accommodate the necessary car
parking, service areas and appropriate landscaped areas.

4. The range of goods sold must be linked to the farming nature of the
enterprise

5. Where possible the proposal should incorporate the use of existing
farm buildings

These should:

A. Have a genuine history of use for agriculture or other rural
enterprise;

B. Be structurally sound and capable of conversion for the proposed
use without the need for major alterations which would adversely
affect the character of the building;

6. The proposed use will not cause unacceptable disturbance to
neighbours in any way

In considering such proposals the desirability for the farmer of providing a
service throughout the year and the potential impact on nearby village shops
will be taken into account.

It is generally assumed that the use of a farm shop only for the sale of goods
produced on that farm is a use which is ancillary to use as a farm and
therefore does not require the benefit of a planning permission, whereas use
as a farm shop selling a significant amount of “imported” produce is a
separate use and is subject to planning control.

In considering applications for this type of development the Council will seek
the submission of a farm or business plan in support of a planning application
for a farm diversification scheme. The plan will provide additional information
to the planning authority to enable it to fully understand the reasons for the
scheme and to judge its implications.
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PURPOSE
To consider matters raised from the consultation on the review paper.
Relevance to the Council’'s ambitions and priorities:

e Council Ambitions — The report relates to the ambition to protect and enhance the
existing environmental quality of the area.

o Community Objectives —Delivery of LDF supports the objective of attaining a
sustainable economy, thriving market towns and safeguarding the environment
through the planning system.

e Corporate Priorities — The Essential Open Space Audit will inform future policy and
will aid performance and consistency.

e Other Considerations — None.
BACKGROUND

The approach to Development Plans introduced by the Planning and Compulsory
Purchase Act 2004 requires the Council to develop a new suite of documents known as
The Local Development Framework (LDF) that will replace the adopted Districtwide
Local Plan. The Policies within the LDF should be informed by a strong and robust
baseline.

Members will be aware of Policy G6: Essential Open Space within the Districtwide Local
Plan which identifies the sites that have significant amenity value either visually or
through their recreational value, which protects them from unnecessary development in
order to preserve the characteristics of the plan area. Due to the fact that these sites
were identified in the previous plan making process it was necessary to consider
whether the designation remained relevant and to identify issues where circumstances
had changed or other considerations needed to be taken into account.

The Policy in the Districtwide Local Plan is as follows:

“Development will not be permitted on land which is designated as essential open space
on the proposals map unless it does not compromise the visual quality of the value of
general openness or the recreational value of the site or unless warranted by overriding
material considerations in the public interest”.



2.4

2.5

3.1

3.2

3.3

3.4

In carrying out a strategic review of the designation, the Council used a list of criteria
which consisted of an evaluation of the visual quality of the site, an assessment of the
contribution the site makes to the townscape of the area, or enhancement of the setting
of important buildings and its importance as an area of recreational open space. The G6
designated sites were visited where accessible or viewed within their locational context.
The same assessment criteria were used; each site was given a reference number to
enable the site to be mapped electronically; mapping and aerial photography was also
used to supplement the site work

Members will recall that it was previously resolved by the Committee to undertake
consultation on the findings of the review and if no issues of concern were raised, to
adopt the review in consultation with the Chairman as part of the LDF Evidence Base
and to treat the review as a material consideration when determining planning
applications. The consultation raised a number of issues warranting further consideration
and consequently the findings of the original audit are not adopted.

CONSULTATION & ISSUES

The review was the subject of public consultation which included neighbour notices
being sent to properties adjacent to the boundaries of identified sites, press releases and
direct mailing to people on the LDF database.

In all the Council received over 350 responses, the majority of which focussed around a
limited number of sites. Some of the responses received were derived from
standardised letters as well as a petition in relation to developments at Longridge. (114
signatories were contained on that petition.) Many of the responses were individual
letters of objection from a range of sites across the borough. The responses included a
small number that supported the review process and the proposal to give less weight to
the designation. Three sites not identified within the initial review were promoted as
sites where the existing designation was no longer viewed as appropriate; all
representations were made available to view in redacted form as part of the process and
are still available to view as part of the background information.

Members will be aware that the initial review was the subject of criticism by a number of
parties who did not wish to see the designation removed or given less consideration in
deciding planning applications. It is however important to bear in mind that the purpose
of the review was to undertake a broad based review of the existing designation to
establish some baseline information to support the LDF work. The audit so far has
identified many of the existing G6 sites that can readily be justified for inclusion such as
those relating to public open spaces, playing fields and so on, which were not proposed
as part of the review list. Indeed some 140 of the original 178 sites came within that
category and no change was proposed.

The review work has also highlighted that some areas of public open space or playing
fields were not included within the original designation either because they did not exist
or were not developed sufficiently enough to be included in the original Local Plan.
These will need to be addressed in future policy work for consistency. Similarly sites
that had not been identified within the review were highlighted, such as Site 35
Littlemoor, Clitheroe, for example. This site falls within the overall extent of a designated
area including playing fields, however in itself the designated area includes a large area
of land whilst undeveloped it is not part of the sports provision. In the context of the
original designation it would be a site to be excluded from development to prevent an
oversupply of housing sites coming forward, however within the current context of
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3.5

3.6

3.7

3.8

meeting housing requirements may not be a site for which an absolute exclusion from
considering development would be maintained. The site would warrant further detailed
consideration.

Many of the responses identified information that would justify the continuation of the
existing designation. Examples include representations relating to land that whilst not
formal public open space, provided maintained recreational land capable of public
access or informal use. Sites such as that identified at Hayhurst Road, Whalley or
Church Close, Waddington, and the existing allotments at Clitheroe Road, Sabden are
examples of such sites. These sites are more straightforward in their consideration and
more readily defendable due to the nature of their use and public benefit and should
continue to be safeguarded in the light of the consultation.

By far the more difficult sites to appraise are those that tend to seek to control
development within the settlement boundary often comprising existing residential
curtilages. Some may have been designated because of a contribution to the
Conservation Area or setting of listed building. From the information held by the Council,
in many cases, some sites appear simply to have been designated in order to prevent
additional development that could arise as a result of settlement policies and the
approach to defining settlement boundaries taken at that time. Without a more detailed
fundamental review, it is difficult to determine the extent to which sites could or should
come forward. A number of the sites fell into this category.

In some instances development is capable of control by individuals due to their existing
landownership patterns in other cases there are clearly differing options to develop parts
of the site. This would be a matter to look at more closely as the Local Development
Framework is progressed beyond the Core Strategy when settlement boundaries will be
reviewed and if necessary specific allocations are considered through the preparation of
the Housing and Economic Development Plan document. Given that the Council is
currently focussing on the preparation of its Core Strategy whose Development Strategy
is set as a strategic overview, at this stage no further work is proposed as part of the
current Core Strategy programme beyond identifying areas of formal/informal public
open space.

In terms of dealing with planning applications there are some important considerations
that the original review would have fed into and was part of the recommendation of the
previous report. This situation has changed. The Districtwide Plan and Saved Policies
form the Statutory Development Plan for the Borough and is the starting point from
which to consider applications. The issue that then has to be determined is the degree
of weight that is attached to the Saved Policies given the datedness and context of the
Plans formulation when measured against the considerations of recent policy. The
principal material consideration being that of the Council’s position relative to the
housing land supply and the test contained in Planning Policy Guidance Note 3 —
Housing. Once the position is attained where a clear 5-year supply exists then the basis
of decision taking is different and greater regard can be given to the relevance of the
Saved Policies. In effect we have situation for the time being where each case will be
looked at upon its merits and the G6 Policy designation will be one of a number of
considerations going forward. What is clear from the outcome of the consultation is that
the considerations in individual cases can be very complex and need detailed appraisal
relevant to the proposal under scrutiny.



4.1

4.2

5.1

6.1

6.2

CONCLUSIONS

The consultation has raised a number of considerations, strong support for most of the
designations and a general concern about how the identified areas would lead to areas
being developed for housing which was seen by most respondents as undesirable.
Ongoing work will now be focused upon the confirmation of the areas that contribute
towards public open space provision either formal or informal and will be part of the
supporting work to underpin the open space policies proposed in the Core Strategy that
will supersede the policies of the Local Plan. Members will recall that a working group to
look at open space policy in terms of provision and management has been established
under the auspices of the Council's Community Committee, the work of which will be
drawn upon to inform the LDF. In the longer term a view may need to be taken on
whether a specific policy document is prepared in the future as part of the LDF.

Individual applications will continue to be looked at on a case-by-case basis dependent
upon circumstances and relevant materials considerations. No further detailed work will
be progressed on the audit pending work commencing on the housing and Economic
DPD whilst resources focus upon the Core Strategy. It is also important to clarify that
the review in itself does not remove the designation as this still exists within the Saved
Local Plan Policies; what will become the issue is how those Saved Local Plan Policies
are considered in terms of their weight relative to other material considerations.

RISK ASSESSMENT

The approval of this report may have the following implications:

e Resources — None, resource requirements will be contained within the existing LDF
budget provisions.

e Technical, Environmental and Legal — None.

e Political — No direct political implications.

e Reputation — The consultation generated widespread public interest.
RECOMMENDED THAT COMMITTEE

Note the issues raised and agree the approach set out in paragraph 4.1 and 4.2 of this
report.

Confirm that the audit will not be considered as a material consideration for the purposes
of determining planning applications.

CHIEF EXECUTIVE

BACKGROUND PAPERS

1

G6 Audit Files

For further information please ask for Colin Hirst, extension 4503.

4
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2.1

2.2

2.3

PURPOSE

To receive an update on employment land in Ribble Valley.

Relevance to the Council’'s ambitions and priorities

. Council Ambitions - In addition to Ribble Valley Borough Council striving to
meet its three ambitions, it also recognises the importance of securing a

diverse, sustainable economic base for the Borough.

. Community Objectives — The issues highlighted in this report will contribute to
objectives of a sustainable economy and thriving market towns.

. Corporate Priorities - Delivery of services to all
. Other Considerations - None
BACKGROUND

As part of the Ribble Valley Core Strategy consultation process an Employment
Land Position Statement was produced to provide an up to date position in terms of
the current employment land situation in the Borough, updating the work undertaken
by the BE Group in 2008 on the Ribble Valley Employment Land and Retail Study as
a guide to allocating future employment land needs and for considering the use and
viability of existing sites allocated for employment needs in light of the still relatively
high demand for new housing causing pressure for existing employment sites to be
redeveloped for alternative land uses in the Borough.

Since the original study in 2008, the wider economy has continued to change as the
effects of the economic downturn have progressed. Since this time also, a change of
government has brought with it new policy directions including the proposed abolition
of the Regional Spatial Strategy. It is intended that the Employment Land Position
Statement be used in future, as an evidence base for future land needs for
employment uses and as a means to inform the Core Strategy. The statement
identifies that there is a need to bring forward employment land and that provision
will need to be made for additional land of an appropriate type in future years.

A copy of the statement has been emailed to members of this committee and a
reference copy is available in the members’ room on level D of the Council Offices. It
can also be viewed on the Council's website. Whilst overall, the local economy in
Ribble Valley remains comparatively strong and reasonably vibrant there remains a
number of issues and risks that need to be addressed to ensure that the area does
not lose that inherent strength and that, perhaps more importantly, is able to deliver
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growth and further strengthening of the local economy particularly in the current
economic climate and recovery period.

As stated, the sites in existing use, or with a recognised employment commitment,
are facing pressure for the development of other uses, in particular residential. Sites
in existing employment use are seen as particularly vulnerable and it is
recommended that the Council will need to ensure that where redevelopment is to be
allowed, that this should be treated as an exception delivering justifiable benefits and
providing the loss of land in employment use can be accommodated elsewhere in
the Borough. This is especially so when the Council is facing significant pressure to
deliver on its housing requirements in the shorter term whilst pressure for
employment land provision, whilst within a longer time frame, will increase and the
Borough will need to make provision for future investment.

Also, during the production the Employment Land Position Statement, a nhumber of
communications took place with land agents in order to ascertain their own views as
to the future market viability of various existing and potential new or expanding sites
within the Borough specifically for their employment uses. Part of the statement was
then produced using their views, which broadly agreed with the approach being
taken by the Council on future employment land provision.

INFORMATION

In overview, members will be unsurprised to find that by far the greatest number of
responses received across this latest Core Strategy consultation were in relation to
potential new housing development within the Borough rather than the provision of
sites for future employment needs. Whilst this is the case, however, it is
acknowledged generally that the Borough needs to make provision for future
employment needs, and the following provides an overview of the responses
received in relation to the Ribble Valley Employment Land Provision Statement: -

Employment Land Provision

All respondents supported the general approach being taken to support future
employment land requirements and the need to identify more land and suitable sites
to respond to changing economic sectors and their requirements. Some, including
discussions with agents, suggested being more ambitious above the additional 6ha
of employment land requirement threshold identified, however this figure has been
suggested as a minimum requirement and took account, for example, of the BAE
Systems strategic site at Samlesbury. Furthermore, other sites and opportunities for
additional employment growth, where appropriate, will continue to be identified.
Although the Employment Land Provision Statement concentrated on growth and
development in B1, B2 & B8 planning class uses, the importance was emphasised of
other employers outside these uses across the wider rural area as significant
employers in the Borough, which is acknowledged but does not fall within the context
of the statements intent of identifying industrial sites for employment.

Locations

In relation to the locations for future provision of land and sites being concentrated
adjacent to the A59 corridor and key service centres, general agreement to this
approach is acknowledged. Also, it is pointed out that whilst the A59 is the most
suitable location for employment growth in the main, consideration should be given to
settlements north of the River Ribble such as Longridge, Chipping, and other
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settlements to the north of Ribble Valley, to serve the future employment needs of
these communities.

More recognition should be made with reference to areas further south of the A59 is
suggested also, such as the key industrial sites located in and around Simonstone,
their proximity to the M65 motorway and future growth and development potential
and serving communities south of the Borough. It was also suggested that by
highlighting the A59 corridor for future employment development also strengthened
the case for additional housing growth also near to the A59.

Town & Key Service Centres

There is general support for promoting town centre regeneration, although there was
a concern about impacting on the character of Clitheroe, as an example, and the risk
of becoming a clone town with the influx of national retailers (many of which started
as small independent businesses) potentially affecting the attraction of the town
centre’s independent retail offer.

Finally, it is appropriate to review the Employment Land Position Statement regularly
to monitor economic activity and act as a guide to allocating future employment land
needs to contribute to a sustainable economic future in the Borough.

RISK ASSESSMENT

The approval of this report may have the following implications:

» Resources — No immediate implications.

e Technical, Environmental and Legal — The Core Strategy is a statutory
requirement of the planning process.

Political — No direct political implications.

Reputation — The position statement helps to demonstrate how the Council is
seeking to take account of the local economy in its activities.

RECOMMENDED THAT COMMITTEE

Agree that the Employment Land Position Statement is published as part of the
evidence base and used to inform the Core Strategy.

CHIEF EXECUTIVE

BACKGROUND PAPERS: -
Ribble Valley Employment Land & Retail Study 2008
For further information please ask for Craig Matthews (ext 4531)
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1.2

2.1

2.2

PURPOSE
To confirm the Annual Monitoring Report
Relevance to the Council’s ambitions and priorities:

e Council Ambitions — The Annual Monitoring Report (AMR) will inform the delivery
and measure the success of the Council’s planning policies. It will help in protecting
and enhancing the quality of the environment and delivery of affordable housing.

* Community Objectives — As a monitoring tool for spatial policy, it will provide a basis
with which to identify how a range of issues relating to the objectives of a sustainable
economy, thriving market towns and housing will be addressed through the planning
system.

» Corporate Priorities - The AMR will provide a management tool to monitor progress
and will aid performance and consistency.

e Other Considerations — None

BACKGROUND

The approach to development plans introduced by the Planning and Compulsory
Purchase Act 2004 requires the Council to develop monitoring systems to assess both
the effectiveness of its local development document’s and progress in meeting the Local
Development Scheme (LDS). The intention is that progressively the AMR process will
identify if policies are working, how policies may need to be adjusted or deleted and if
new policies need to be introduced. The AMR reports on the Local Development
Scheme (LDS) that assists in identifying areas where resources may need to be diverted
to meet targets or the timeframe be adjusted.

Until the Localism Bill was enacted on 15" November 2011, legislation had required that
an AMR report be submitted to Government Office by the 31 December each year. It
has also been necessary for the Council to monitor against a set of Core Output
Indicators, set by the department of Communities and Local Government (CLG) as well
as a set of local indicators established in the Council’s first AMR. Information received
from CLG in March 2011 however removed this requirement in preparation for the
Localism Act. Legislation now states that it is a matter for each local Council to decide
what to include in its monitoring report. Although no longer required by legislation,
Ribble Valley Borough Council has chosen to continue with this approach of monitoring
core output and local indicators for this AMR. This allows for the maintenance of year on
year comparisons. It is anticipated that the Core Strategy will have been submitted and
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examined by the time of writing of the next AMR therefore it is considered timely that this
will be the last AMR of its type. It is anticipated that the next AMR will therefore be much
more locally relevant and amended to accurately monitor the Core Strategy policies
submitted as part of the Development Plan.

This report however, which is the seventh AMR to be produced, covers the period 1%
April 2010 to 31* March 2011 and continues to present the information in thematic
chapters. A copy of the report is attached in the Appendix. A full colour version can be
viewed on the Ribble Valley website.

The AMR has shown that good progress has been made on progressing the Core
Strategy, the central document of LDF, with an additional alternative options consultation
(under Regulation 25) having taken place. Good progress has also been made on the
LDF evidence base, with public consultation having taken place on a number of
documents including: -

* The policy G6 (Essential Open Space) review

* An employment land position statement

* The addressing housing need in Ribble Valley report
* The review of the housing requirement

The AMR indicators have also shown that data is both up to date across the borough
and being used to the best means to inform the LDF.

CHIEF EXECUTIVE

BACKGROUND PAPERS
1. Ribble Valley Borough Council - Annual Monitoring Report’s 2005, 2006, 2007, 2008, 2009

and 2010.

For further information please ask for Diane Cafferty, extension 4551.
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EXECUTIVE SUMMARY

This is the seventh Annual Monitoring Report (AMR), published by Ribble Valley Borough
Council and covers the period 1% April 2010 — 31% March 2011. It forms part of the Local
Development Framework (LDF) and provides an update on Local Development Scheme
(LDS) progress as well as a range of contextual information about the Borough along with
Core Output Indicators, Output Indicators and Local Indicators. More information on these
indicators is given on this in the introduction.

On 15" November 2011 the Localism Bill was enacted and became the Localism Act 2011.
The Act removes the requirement for Local Planning Authorities to submit an AMR to the
Secretary of State. Instead, it is now possible for authorities such as Ribble Valley to choose
which targets and indicators to include in the report (as long as they are in line with the
relevant UK and EU legislation). The new AMR will therefore be used as a tool to share the
performance and achievements of the planning service with the local community and ensure
that monitoring information is readily available on a range of topic themes such as housing,
economic development and the environment.

Prior to the Localism Act, it was necessary for Ribble Valley to submit the AMR to the
Secretary of State in December each year in line with the Planning and Compulsory Purchase
Act 2004 (the Act). Section 113 of the Localism Act amends the Act and removes the
requirement to submit the AMR, yet retains the requirement to make this available to the
public. The Localism Act also amends the requirement that the 12-month period of
monitoring has to span 1° April until 31° March. This period and can now be set by the LPA.

In response this, Ribble Valley Borough Council will ensure that monitoring information
included in the AMR continues to focus on providing an updated position on the Local
Development Scheme and the performance of the adopted planning policies. It is likely
however that not all of the current core output and contextual indicators, that had been
prescribed by central government, will continue to be monitored. Instead information will be
included which is locally relevant and useful in providing an updated position on the
Districtwide Local Plan or LDF.

Due to the Localism Bill only being enacted in November 2011, which is close to the cut off
point for the AMR being finalised, it is likely that this amendment to the approach for Ribble
Valley’s AMR will be put in place ready for next years monitoring report. It is intended to
continue monitoring the period 1% April — 31° March for consistency in approach and
performance analysis.

Local Plan Performance:

The LDF will eventually replace the Council’s Districtwide Local plan, which was adopted as the
Statutory Development Plan in June 1998. The LDF continues to remain in the early stages of
development at Ribble Valley and therefore indicators will continue to be reviewed each year and
amended as necessary as the LDF develops. Despite this however, the AMR has shown the
current Districtwide Local Plan continues to perform well with policies being effectively used.

LDS Progress:

The AMR has highlighted where amendments to the Town and Country Planning (Local
Development) (England) regulations 2004 (in 2008 and 2009) have affected the LDD production.
In terms of progress on the Core Strategy, work on the un-amended Regulation 25 Core Strategy
(issues and options) consultation had taken place in late 2007, followed by further work on the



amended 2004 Regulation 25 stage of Core Strategy production, which is referred to as the Core
Strategy Consultation document. This report underwent a public consultation for an 8-week
period between August and October 2010. Additional work on the Development Strategy options
was subsequently undertaken following the result of the consultation, with five further potential
options being developed. Consultation then took place on this alternative options document for
six weeks between June and August 2011. It is considered that the outcomes of the consultation
and the associated Sustainability Appraisal work will allow for a preferred option to be developed,
with consultation on the Regulation 27 stage Core Strategy document due for consultation in
early 2012.

During the monitoring period (1** April 2010- 31* March 2011) a revised LDS was not published
and it is therefore the April 2007 LDS which the AMR monitors against. The following evidence
base documents have been adopted to date:

* Ribble Valley's first Strategic Housing Market Assessment (SHMA)

* Ribble Valley's Employment Land and Retail Study

» Ribble Valley's first Strategic Housing Land Availability Assessment (SHLAA)

» Ribble Valley's first Strategic Flood Risk Assessment

* Ribble Valley Gypsy and Traveller Accommodation Needs Assessment

Consutlation has also taken place on the following evidence base documents, but have not yet
been adopted:

» Addressing Housing Need in Ribble Valley

« Employment Land Review Position Statement

» Review of policy G6 land

* Review of Borough wide Housing Requirement

Work has also been undertaken on the following LDDs:
» Ribble Valley revision of the statement of community involvement
» Consultation on the Regulation 25 Core Strategy and further alternative development
strategy options
* Work is also continuing on an infrastructure and delivery plan, which builds on baseline
work collated in 2009, and will support the Core Strategy.

AMR Scope:

As well as setting out detailed progress on the LDF and LDS milestones, the Annual Monitoring
Report includes detailed information on a wide range of issues. The following bullet points
provide a summary of some of the main areas of monitoring.

e Housing
* Business and the economy
¢ Retail

e Transport

e Community consultation

e Community development

e Crime, safety and well-being

¢ Open space

e Environmental protection and enhancement.



SECTION ONE: INTRODUCTION

The Ribble Valley AMR aims for a comprehensive assessment of local planning policy, how
these policies and plans are performing and, if necessary, to identify what needs to be done
to improve performance levels. As the LDF progresses forward, the AMR will begin to
monitor the effects of adopted Local Development Documents (LDDs) and will work towards
developing a full and comprehensive set of indicators in order to achieve this. This report
includes the most up to date information available.

Indicators

The Localism Act has removed the requirement to monitor against a set series of indicators.
However due to the Localism Bill only being enacted in November 2011, which is close to the
cut off point for the AMR being finalised, many of the contextual, output, core and local
indicators have still been monitored. More information on each of these is given below.

Contextual indicators: Contextual indicators facilitate the collection of information on a
wide range of issues, providing a baseline of thematic information, which assists in the
interpretation of the output and local indicators.

Each section of the report provides information on each of the contextual indicators. The
information for these indicators takes into account the social, economic and environmental
situation in the borough.

Output Indicators: Output indicators relate to the quantifiable outputs of implemented
planning policies and as the LDF progresses, a full and comprehensive list will be derived
from the LDF objectives (and the related sustainability objectives). Core output indicators
relate to:

- Housing

- Business Development

- Transport

- Local Services

- Minerals (to be completed by Lancashire County Council)
- Waste (to be completed by Lancashire County Council)

- Flood Protection and Water Quality

- Biodiversity

- Renewable Energy

Core Output Indicators:  As well as output indicators, there are also core output indicators
(COIs). These are updated regularly to reflect changing circumstances. In July 2008 the
COls were significantly revised, as seen in the published department of Communities and
Local Government (CLG) document, ‘Regional Spatial Strategy and Local Development
Framework Core Output Indicators- Update 2/2008™ which was published in July 2008. As
discussed, this guidance was cancelled by CLG in March 2008 and the introduction of the
Localism Act 2011 has removed any requirement to continue monitoring against contextual,
output and core output indicators. Where it is felt appropriate, some of these indictors may
continue to be monitored in future AMRs.

Local Indicators: ~ From next year's monitoring report onwards, local indicators will form the
basis for all of the monitoring information.

* Document can be found on CLG website at www.communitites.gov.uk.



Beginning with the 2012 AMR, indicators will no longer be classified as core output, output,
contextual or local. Instead, all of the monitoring information will just be presented within the
relevant thematic chapter.

Local Development Scheme progress: The Local Development Scheme sets out the
timetable for production of the LDF. The most recent LDS was updated in May 2009 with a
revised timetable updated in February 2010. This timetable information is available ion the
Ribble Valley website, however this has not been formally adopted. Tracking the progress
made on the LDS is useful as it informs the update of the next LDS, highlighting areas where
slippage has occurred and where the LDS needs to be amended.

The AMR continues to be structured in the same way as the two previous AMRs and is
structured around the themes of:

e Economy
* Housing
* Retail

e Transport

e« Community safety and well-being and community consultation, involvement and
development

* Open space and environmental protection and enhancement

¢ Local Development Scheme progress and milestones

It is felt that structuring the report through themes allows a large quantity of potentially
confusing and technical information to be easily interpreted by a variety of readers. It is also
useful for those readers who only wish to look at data on housing for example, as they can
directly view the housing section of the report, which has all the information presented
together in one chapter. Contextual indicators and output indicators are included in each
section and the core output indicators have been included in the most relevant chapters.

In producing the AMR it has been vital to ensure that the formulation of a solid baseline has
been undertaken and put in place. Data has been derived from a number of sources,
including the Sustainability Appraisal scoping reports of the LDF and Core Strategy
(sustainability appraisal indicators), information from the Regional Spatial Strategy (RSS)
and nationally produced guidance published by the department of Communities and Local
Government (CLG). It has also been possible this year to draw on information from reports
produced as part of the Local Development Framework baseline and early stage LDDs, as
outlined in the executive summary.

It should be noted that although the RSS was officially revoked by the Secretary of State on
6" July 2010, RSS was reinstated on 10™ November 2010 following a legal challenge which
found this revocation to be unlawful. The enactment of the Localism Bill allows for the
revocation process to begin. This will involve a 12-week consultation into eight strategic
environmental assessments looking at the decision to scrap regional strategies. This must
be completed before orders can be laid in Parliament to revoke RSS. Until such a time that
this process is complete and the RSS has been formally revoked, the North West RSS
remains part of the adopted Development Plan.

Therefore RSS was still adopted policy over the monitoring period (1% April 2010- 31% March
2011).



SECTION TWO: THE RIBBLE VALLEY

Borough Area

Ribble Valley Borough is situated in northeast Lancashire, and is the largest district in the
County covering an area of 226 square miles but has the smallest population in the county.
There are on average 94 people per square km, compared with 380 nationally.

Over seventy percent of the Borough is in the Forest of Bowland Area of Outstanding
Natural Beauty, a clear reflection of the landscape quality of the area.

The diagram below shows the Borough in its Regional context.

Population

The Borough has a population of around 57,700% with Clitheroe, the main administrative
centre having 15,038 inhabitants®. Clitheroe lies at the heart of the Borough, whilst
Longridge, the other main town, lies in the west. Longridge has a population of
approximately 8,253, The remainder of the area is mainly rural with a number of
villages ranging in size from large villages such as Sabden, and Chatburn through to small
hamlets such as Great Mitton and Paythorne.

As part of the LDF baseline, Ribble Valley Borough Council undertook a settlement audit.
This involved the collection, analysis, and interpretation of wide range of information in each
settlement in the borough, allowing settlement, ward and borough wide statistics to be
collated. Data was collected on the following topic areas

* Community structure

» Natural/ Built Environment

« Community Facilities

* Housing and Employment

2ONS mid-year population estimates, 2010.
¥ ONS Ward population estimates, 2007
* ONS Ward population estimates, 2007



The key borough wide statistics from the most recent settlement audit have been set out
below to give an indication of the current situation in the borough. There are 24,482
households® in the borough, which is made up of a total population of 57,800. Of the working
age population, over half commute out of the borough each day to work, with the majority
travelling by car. 78.9% of those of driving age own a car, which is a clear sign of a wealthy
population. However, for those who don’t own a car, the borough boasts 4 railway stations
and has frequent and reliable bus services, although some of the more remote areas of the
borough would benefit from improved public transport provision.

In terms of the natural and built environment, within the borough lies Bowland Forest, an
area of outstanding natural beauty (AONB). There are also 39 biological heritage sites, 21
conservation areas as well as 6 Sites of Special Scientific Interest (SSSIs) and over 1000
Listed Buildings in the borough. In terms of open space in the area, there is over 92ha of
formal open space and a further 62.1ha of open space. There is also 5.54ha of children’s
play areas. Overall the amount of open space per head of the population equates to
0.003ha.

There are also key statistics collated on housing and employment, however this will be
explored at length throughout this AMR document.

Visitor numbers

A Council objective is to develop the tourist potential of the district where it is consistent with
maintaining the quality of the environment of the area. This is addressed in the current
adopted Districtwide Local Plan and is addressed further as part of the Council’s Core
Strategy Consultation, the central document of the LDF.

In previous AMRs, tourism statistics have been collated by the Council's Tourism Officer.
Over this monitoring period however, this information has not been collated due to resource
issues and therefore the information below provides the most up to date information
available, showing the tourist numbers in 2009 compared to the five years previous. In 2009
the way in which this data is collected changed, which resulted in a significant increase in all
visitor numbers being displayed. Although not as significant as the numbers in table 1
suggest, there had been an overall increase in the tourist numbers in Ribble Valley in all
areas other than the number of day visitors.

Table 1: Tourist Numbers

Tourist 2006 2007 2008 2009***
Numbers
(Thousands)
Serviced
Accommodation 146.03 141.01 141.77 148.05 160.50 217.88
Non-serviced
Accommodation 109.70 86.40 80.90 86.59 79.91 541.75
Seeing Friends
and Relatives 89.46 91.12 90.54 93.70 96.22 226.91
Day Visitors
1,921.51 1,858.98 1,790.09 | 1793.09 | 1791.78 | 3060.46
TOTAL 2,266.71 2,191.60 2,103.31 | 2,121.43 | 2128.41 | 4047.01

** PLEASE NOTE: Data collection methods have changed this year, therefore figures appear higher than normal. Source:
STEAM Statistics

5 Valuation Office, June 2007




Ribble Valley Sustainable Community Strategy 2007-2 013

The Sustainable Community Strategy (SCS) is the over-arching document that should inform
the work of partners within the Ribble Valley, including Lancashire County Council, the
Primary Care Trust and the Police. Similarly to the AMR, the SCS provides baseline data
about the Ribble Valley, and also sets out a vision, seen below, that outlines the aspirations
for the borough and how these will be achieved. Many different groups inform the SCS,
tackling issues which people within the borough see as important. It also recognises that
these issues are often interlinked.

The vision for the SCS is as follows:

‘An area with an exceptional environment and quality of life for all, sustained by vital and
vibrant market towns and villages acting as thriving service centres, meeting the needs of
residents, businesses and visitors'.

The SCS is central to the LDF as the LDF is intended to be the spatial interpretation of the
SCS. The appendix at the back of this AMR sets out the major issues and key priorities of
the SCS in greater detail. Section 8 of this report also provides monitoring data on some of
these highlighted issues. The linkages between the two will become more apparent as the
LDF progresses.



SECTION 3: ECONOMY

The Borough has a mixed economy with good employment opportunities and maintains a
consistently low rate of unemployment. Given the rural nature of the area it is not surprising
that agriculture is one of the top 5 employers throughout the District. However there is a
diversity of employers with major national and multi-national companies such as Johnson
Matthey, Hanson Cement and BAE systems representing examples of larger scale
manufacturing activity in the Borough.

CONTEXTUAL INDICATORS

Unemployment

Unemployment in Ribble Valley is 3.5°%, which is well below the national figure of 7.6% and
the regional figures of 7.8%. This is a reduction in unemployment of 0.4% since the previous
monitoring period.

Data from NOMIS also shows that in February 2010, 1.5% of the borough’s population were
claiming Job Seekers Allowance (compared with 3.9% nationally). This figure is a reduction
of 0.1% since the previous monitoring period, with the national figure remaining unchanged.

Employment types

Graph 1 shows the percentage of the Ribble Valley working population employed in different
sectors between April 2010 and March 2011, where information was available’. It has not
been possible to report figures for five of the sectors, due to the sample size of data being
too small for reliable estimates.
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Deprivation

In 2010 the indices of deprivation were updated. This information has subsequently been
published and shows that Ribble Valley continues to have the lowest level of deprivation in
the Lancashire region. Graph 2 shows the average super output area (SOA) scores for each
Local Authority area.

Graph 2: SOA average score showing level of depriva  tion for each Local Authority
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Weekly earnings

The most up to date information on weekly earnings taken from NOMIS showed that the
average weekly earnings in Ribble Valley in 2010 were £443.53. This is an increase of
£26.20 since the previous monitoring period but remains lower than both the regional and
national averages.

Graph 3 shows that weekly earnings in the borough had been decreasing since a peak in
2007, however information from this monitoring period shows that weekly earning are now
beginning to rise again.
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Graph 3: Weekly household income in Ribble Valley
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In preparation for the LDF evidence base document, the Strategic Housing Market
Assessment (SHMA), additional household income data was purchased from CACI. This
shows that for 2007 the average (mean) household income in Ribble Valley was £35,874.
This ranges from an average of £45,184 in the Wilpshire ward to £26,854 in Littlemoor.

The contextual indicators highlight a prosperous economy and high standard of living,
however, the results are generally borough wide and do not identify localised areas of
deprivation.

Statistics indicate that wealthy migrants are choosing to live in Ribble Valley over other areas
of East Lancashire but working in other boroughs, as is discussed in more detail in the
transport section of this report. The effect that this is having on the less-wealthy indigenous
population and the economy as a whole has been addressed in the Councils Employment
Land and Retail study and the SHMA work and mechanisms for addressing this issue have
been set out in the regulation 25 stage Core Strategy document through Key Statements and
draft Development Management policies. It is important that these issues are addressed as
without a robust policy base, Ribble Valley may be faced with a decrease in business and
retail opportunities, which in turn may lead to an unsustainable economy.
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CORE OUTPUT INDICATORS

Amount of land developed for employment by type
The total amount of new completed gross floorspace for business and industrial land is
4074m?. The make up of this is shown in table 2.

Table 2:
INDICATOR BD1: Amount and type of completed employ  ment floorspace (Gross) and
INDICATOR BD2: Amount and type of completed employm  ent floorspace (Net)

Floorspace |Gross | 450 | o0 | 655 | 515 | 2238 | 216 | 4074 |
completed m Net 40 0 799 515 | 2185 216 2157
On PDL m? Gross 0 483 424 2161 216 3284
%PDL Gross 0 73 82 96 100 81

The net completed employment floorspace is calculated in the same way as the gross figure
but takes account of demolitions.

The employment land and retail study undertaken in 2008 has been useful in highlighting the
current situation of employment and business land in the Ribble Valley and also constructs
suggestions and predictions for the future and where attention needs to be directed. This
report forms an important part of the LDF evidence base and has been used in formulating
the Regulation 25 Core Strategy report.

INDICATOR BD2: Percentage of land for employment by type, which is on previously
developed land

Over the monitoring period, 81% of development for employment land was on previously
developed land (pdl). The majority of this is made up of B8 development where 96% of all
development of this use class was on pdl, 82% of all B2 development was on pdl and 73% of
all Blc development was on pdl.

INDICATOR BD3: Employment land supply by type (hec tares)

There is a total of 12.099ha of land for business and employment uses in Ribble Valley that
can be termed ‘supply’. This is the figure provided as part of the RSS monitoring returns and
is made up of extant permissions and allocated sites. Table 2 and chart 1 below shows the
breakdown of this supply however the majority of this is composed of a mix of use classes
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Table 3

Business and Land Land Land Land Land Land
Industrial Use Supply Supply Supply Supply Supply  Supply
(ha) (ha) (ha) (ha) (ha) (ha)

2005-06 2006-07 2007-08 2008/09  2009/10 2010/11

- Bla Offices
other than
defined in
Class A2 0.01 0.267 4.72 5.414 3.489 3.494

- Bilb
Research
and
development 0 0 0
including
laboratories
and studios 3.100 2.353 2.014

- Blc Light
Industry

B2 General 0.03 0.15 1.27 2.211 1.969 1.646
industry

B8 Storage or
distribution 0 0.38 0.32 0.332 0.632 0.382
centres including
wholesale
warehouses
Mixed 2.479 12.71 10.56 2.974 4.569 4.563
Total 2.519 13.5 16.88 14.031 13.012 | 12.099

Chart 1: Employment Land Supply by Type in the Ribb e Valley

EB1
EB2
0OB8

W Mixed
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INDICATOR BD4: Total amount of floorspace for ‘tow  n centre uses’

Table 4 below shows the amount of completed floorspace (gross and net) for town centre
uses within (i) town centre areas and (ii) the local authority area. Town centre uses are
defined as Use Class Orders Al, A2, Bla and D2. Only figures for the new completed
floorspace are available. There have been no completions outside of the town centre areas.

Table 4: Net completed floorspace

Use Class (i) town centre (i) local
areas authority area
Al 30m° 378m°
A2 om? om?
Bla om® 450m”
D2 om® 1398m*
Table 5
Employment Land Type Land Supply (Hectares)
Bla 3.494
Blb 0
Blc 2.014
B2 1.646
B8 0.382
Mixed 4.563
Total 12.099

LOCAL INDICATORS

Approvals by type on allocated employment sites

Table 6
Land Number of Number of ~ Number of  Number of Number Number
Type approvals approvals approvals approvals of of
2006 2007 2008 2009 approvals  approvals
2010 2011
Bl 0 0 2 0 0 0
B2 0 1 0 0 0 0
B8 0 0 0 0 0 0
Mixed 1 2 1 0 0 0

Table 6 shows the number of approvals on allocated employment sites to be consistent with
the previous monitoring period.
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SECTION FOUR: HOUSING

The issue of housing is seen as a key priority for Ribble Valley Borough Council, particularly
in providing additional affordable homes, especially in rural areas, and meeting the housing
needs of older people. More information on the housing situation in the borough can be
found in the Council’'s 2008 Strategic Housing Market Assessment (SHMA) and the Core
Strategy Consultation document.

CONTEXTUAL INDICATORS

Household tenure

The most up to date information available on housing at a ward level is taken from
information collated for the 2008 SHMA. As part of this investigation, registry sales
information and income data from CACI was purchased which provided up to date (2007)
information. Graph 4 utilises this data and illustrates the ratio of average house price to
income by ward.

Graph 4: Average house price (mean) to income (mean ) ratio 2007 ®
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Information from Lancashire County Council gives average borough house price information
for all of the Lancashire Districts and compares these to England and Wales and North West

8 Graph considers ability to afford entry-level house prices, assuming a ratio of 4:1 and not taking a deposit or
equity into account.
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averages, as shown in graph 4.1. This highlights the high average house prices in the Ribble
Valley, at only £2,000 below the England and Wales average.

Graph 4.1: Average House Price as at 2009.

250000

200000 —
150000 — B . 000000 B
wo0———— 0 — - — BB 8B BB B BB BB B
50000 —— I —— | 7777777777777
o/ N = = = = = = = = =5 = = = = =
@6

& X
\\ Q’ &

Average house price (£) at 2009

Q>° ® an ,bg\"

District

This information on average house price is the best available to date when comparing
districts, however information from the BBC news website shows that in early

At the borough level, information taken from the BBC news website® shows that in early June
2011, the average house price in Ribble Valley was £224,346, with detached properties
costing an average of £369,011. These figures highlight a 13.5% increase in sale prices
from the 12 months previous to this.

Consequently, there are difficulties relating to affordability for some households. Graph 5
highlights the difficulty for many households in Ribble Valley to afford to purchase a property
at a ward level (using the most up to date information available). This figure ranges from
94% of households that are unable to afford entry-level housing in the Aighton, Bailey and
Chaigley ward, down to 40% in the Wiswell and Pendleton ward. The average percentage
unable to afford entry-level housing for the whole of the Ribble Valley is 60%. This further
supports the need to increase the amount of affordable housing in the borough.

® www.bbc.co.uk
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Graph 5: Affordability by ward, 2007
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CORE OUTPUT INDICATORS

INDICATOR H2A, B AND C: Net additional dwellings- in previous years, for the
reporting year and in future years.

At the end of the monitoring period, 31%' March 2011, the Regional Spatial Strategy (RSS)
was the adopted plan that set out the housing figures for the borough. Therefore the figures
below use this information.

Housing trajectory:

e There have been 375 net additional dwellings over the previous 5-year period.

* There have been 69 net additional dwellings for the current year

e There is a projected 1869 net additional dwellings required up to the end of the
relevant development plan period.

« The annual net additional dwelling requirement® is 161 per annum to 2021

« An annual average number of 187 net additional dwellings are needed per year to
meet overall housing requirements, having regard to previous year’s performance.

10 RSS was abolished on 06/07/10. Ribble Valley Members have agreed to continue using the RSS housing
numbers on the basis that these figures have been evidenced and passed through an Examination in Public.
RSS was reinstated on 10/11/10 following a legal challenge which found the revocation of RSS to be unlawful.
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Table 7

RSS provision 2003-2021 2898 161pa
Net dwellings completed 2003-2009 1031 128pa
Number of dwellings required over | 2009-2021 1869 187pa
remaining plan period

The Housing Trajectory shows the housing requirement set against actual completions. It is
useful in showing the past and present situation, illustrating the net additional dwellings in
previous years from the plans implementation. The adjusted target of 187 per year (for the
remainder of the plan period) takes into account the actual completions set against the RSS
requirement to highlight the level of development that must occur for these RSS targets to be
achieved.

Graph 7: Housing requirement, actual completions an d amended completion rate.

Graph showing housing target set against actual housing completions and an amended future completion
rate based on these figures
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Please Note: The adjusted figure is smoothed across the whole plan period, which smooths out
the peaks and troughs in adjusted target.

The graph highlights that in the early part of the RSS plan period, housing completions were
exceeding targets. At this point in time, Ribble Valley was working at a sub-regional level to
Joint Lancashire Structure Plan figures, which were set even lower than the RSS
requirement of 161/year. As a result a housing restraint policy was introduced which
restricted the number of residential permissions by asking that all residential development be
for affordable housing. This resulted in a dramatic reduction in completions, the lowest seen
in 2007-2008. The housing restraint policy was subsequently removed in September 2008,
which coincided with the formal adoption of the RSS. Figures from the previous years
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monitoring indicated that the level of completions were steadily rising again however this
years monitoring has shown a further dip in the completion rate.

Although RSS was formally abolished by the Secretary of State for Communities and Local
Government on 6™ July 2010, Ribble Valley Members agreed to continue using the housing
numbers element of the RSS on the basis of advice from the Chief Planner at CLG and that
these numbers are evidenced and have been thoroughly examined as part of the RSS
Examination in Public. In November 2010, RSS was officially reinstated. Since this time,
CLG have issued clear guidance stating that RSS will be removed with the introduction of the
Localism Bill and that it will be necessary for Local Authorities to have clear evidence to
support housing numbers. In preparation for this, Ribble Valley Borough Council
commissioned Nathaniel Lichfield and Partners (NLP) to undertake a study defining the local
housing requirement. The report, which outlines a range of scenarios and approaches to
defining the housing requirement, was consulted upon from November to December 2011.
The housing review sub group will consider the outcome of this consultation and make a
recommendation as to what the housing requirement number will be. This will then be fed
into the Reg. 27 Core Strategy consultation document. Once adopted, this housing
requirement figure will replace the RSS figure of 161/ yr and completions will be monitored
against this revised number.

INDICATOR H1: Plan Period and Housing Targets

To reflect the most up to date information available, graph 8 illustrates the five-year land
supply based on RSS figures. The graph shows the actual housing completions that have
taken place since 2003 set against the housing number figure of 161 units per year. The red
line shown on the graph takes into account the annual target and the actual completions that
have taken place to provide an adjusted target over the next 5-years. Table 7 sets out the
figures behind this graph. This shows that as at 31% March 2011 (taking into account
permissions and completions to this date) RVBC has a 2.9 year supply of housing land.

Further monitoring since this time has since shown that as at 1* October 2011, Ribble Valley
Borough Council can demonstrate a 3.3 year supply of housing
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Graph 8: HOUSING TRAJECTORY: Managed delivery tar get based on housing
requirement:

Chart to show actual housing completions set agains t the housing requirement and an adjusted target to
take account of the shortfall in completions to sho w 5-year supply
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Table 8 provides details of the five-year supply as at 31% March 2011, the end of the current
monitoring period. The Council’'s monitoring officer provides an update of housing
completions and permission figures biannually in March and October in the form of the
Housing Land Availability Schedule.
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Five year supply based on RSS figures and including permissions and

completions up until 31 %" March 2011
Table 8

Planned provision

a) Housing provision

2003/2021 2900 161/yr

b) Net dwellings

completed 2003-2011 1031 128 (1031/8)
(8yrs)

c¢) Net dwellings required

2011-2021 (10 years) 1869/10 187/yr

(adjusted to a revised
annual rate)

d) Adjusted Net 5 yr
requirement 2011-2016 935 187*5

(5yrs) (annual equivalent
smoothed over plan period)

a) Strategic housing provision based on previously adopted RSS figures

b) Actual completions in monitoring period divided by number of years

¢) Residual requirements based on completions and plan period remaining. This figure gives
the annualised requirement to attain planned figure.

d) Five year requirements based on the revised/adjusted annualised rate.

Identified supply

Supply of deliverable sites over 5 years (Housing Land Availability Survey April 2011)
Sites under construction 166
Deliverable permissions (432)

(discounted by 10% slippage allowance 389
but including affordable units)

Total Supply 555

Equates to 2.9yrs supply at 5 year adjusted rate at 01.04.11

INDICATOR H3: New and converted dwellings on previ  ously developed land

Ribble Valley’s target is for 60% of residential development to be on pdl. Recent monitoring
(1% April — 31° September 2011) showed that during this period 96|% of housing completions
were built on previously developed land.

INDICATOR H4: Net additional pitches (Gypsy and Tr  aveller)
At 31° March 2010, Ribble Valley had one private Gypsy site at Acorn Lodge, Clayton-le-
Dale. This site accommodates 4 households.

21



INDICATOR H5: Gross affordable housing completions

Over the current monitoring period there have been 65 affordable dwellings completed. Of
these, 44 were social rented properties, 16 were shared ownership and 5 were intermediate
rental properties. For the past two years, there has been a large increase in the number of
social rented properties being completed since the previous monitoring period. This has
been a direct result of utilising the updated information included in the SHMA and the
Memorandum of Understanding on affordable housing (AHMU) which sets out detailed
requirements for the provision of affordable housing across the borough. The AHMU is
material planning consideration on which further policy will be developed as the LDF
progresses.

Chart 2: Affordable Completions breakdown

W Social Rented

@ Shared Ownership

O Private rented sector/
Intermediate rent

INDICATOR H6: Housing quality- Building for life

Over the monitoring period there have been no completed housing developments (of at least
10 new dwellings or more), which have been measured against the Building for Life
Assessment criteria.

OUTPUT INDICATORS

Percentage of new dwellings completed at: less than 30 dwellings/ha, between 30-50
dwellings/ha and, above 50 dwellings/ha.

Table 8

Density 2005 2006 2007 2008 2009 2010 2011
Less than 63% 44% 34% 55% 43% 0% 15%
30

30-50 24% 14% 8% 0% 4% 10% 23%
More than 13% 42% 58% 45% 53% 90% 62%
50
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There remain a high percentage of dwellings being constructed at a density of 50 dwellings
per hectare and above. During the monitoring period, this was inline with the aims of PPS3
as higher density development makes better use of land. Since the monitoring period, the
new coalition government has revised PPS3 and removed the density targets.

Number of complete Housing Needs Surveys

We have undertaken local housing needs surveys in 24 Parishes (covering over 90% of the
borough). There is a rolling programme of updates of the Housing Needs Surveys, and the
Council has already made progress on updating the first surveys to be completed (in 2004,
2005 and 2006). Housing Needs surveys are also undertaken in response to any planning
proposals or enquiries, which will require an assessment of housing need.

LOCAL INDICATORS

Number of applications approved in the countryside for agricultural dwellings
Over the monitoring period, one application for an agricultural dwelling in the countryside has
been approved following appeal.

Number of appeals upheld on housing policies
There have been two appeal decisions in the monitoring period against refusal of dwellings.
Both were allowed.

Number of Section 106 agreements for affordable hou  sing
Six section 106 agreements have been agreed for affordable housing proposals

Number of new dwellings approved

In 2008, the housing restraint policy was removed. This policy, which came into effect in
2002, heavily restricted open market housing. This was introduced to combat an oversupply
of housing in the borough and previous AMRs shows that it was evident that this approach
worked towards correcting this situation. Of the 338 dwellings that have been approved over
the current monitoring period, 283 were on the open market and the remaining 55 were for
affordable residential development (see table 10).

Approvals for residential development by year.

Table 10

2006 2007 2008 2009 2010 2011
Open Market 81 55 31 119 368 283
Affordable 36 8 96 49 48 55
Total 117 63 127 168 416 338
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SECTION FIVE: RETAIL

RVBC has an employment and retail land availability study, which forms part of the LDF
evidence base. This was undertaken by consultants on behalf of the Council and has
assisted in providing up to date data and suggesting future improvements for retail in the
borough. When necessary, an update of the report will be undertaken to ensure the data
remains up to date.

CONTEXTUAL INDICATORS

Make up of retail uses in the Key Service Centres

The retail land availability study outlined above incorporated a retail ‘healthcheck’. Table 11
below sets out the amount of retail floorspace by Use Class in the three key service centres
in the borough.

Table 11
Clitheroe Longridge Whalley Total
Use Class No. Percent No. Percent No. Percent No.
(Sgm)
Al Shops 138 73% 59 63% 28 65% 225
(21989) (78) (9160) 73 (3409) 75 (34558)
Al Professional/ 21 11% 14 16% 6 14% 41
Financial (2657) (9) (1663) 13 (538) 12 (4858)
A3 15 8% 12 13% 8 19% 35
Restaurants/Cafes/Pubs | (1486) (6) (845) 7 (529) 12 (2860)
Sui Generis 4 2% 3 3% 1 2% 8
(697) (2) (576) 4 (56) 1 (1329)
Vacant 11 6% 5 5% - - 16
(1459) (5) (372) 3 - - (1831)
Total 189 100% 93 100% 43 100% 325
(28288) 100 (12616) 100 (4532) 100 (45436)

Source: Be Group employment and retail study for RVBC (2008)

OUTPUT INDICATORS

Percentage of completed retail, office and leisure development in town centres
respectively

There have been no completed office, retail or leisure developments over 500sgm in the
town centres of the borough over the current monitoring period

Retail-related approvals:

Over the monitoring period there has only been one application for new retail development in
the borough. This was in Clitheroe. There have also been four change-of-use applications
where retail provision has been lost and eight change-of use-applications where the amount
of retail provision has been gained. Although the numbers here are small, this does need to
be monitored to ensure that loss of retail units in primary shopping areas is fully considered
as part of the LDF.
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SECTION SIX: TRANSPORT

The Ribble Valley has excellent communications that open up the area to the rest of the
country. The A59 is a main route across the Borough from the west coast through to the
east, linking directly to the M6 and serving access routes to the M65 motorway. Main
line rail services are available from Preston, which is only 30 minutes from Clitheroe.
There are also rail services to Manchester from Clitheroe. In addition Manchester Airport
is only 60 minutes away from Clitheroe and provides links to over 200 destinations
worldwide. The rapidly expanding Blackpool International Airport is less than an hour away
and Leeds Bradford International Airport to the East is a little over an hour away, both
providing a convenient gateway to many national and international destinations.

LOCAL INDICATORS

Percentage of people commuting out of the borough

Graph 9 uses the most up to date figures available, which show the percentage of
economically active people who commute out of the borough to work. The highest is in
Wilpshire with 71% of people commuting out of the borough, however the close proximity of
Blackburn accounts for this high percentage. The lowest percentage of out-commuting is
from the Primrose ward with only 26% commuting out. The borough average is 47%, which
shows that only 53% of all economically active residents actually work within the Borough.

Graph 9: Number of people commuting out of the bor ough by ward
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Inter-district commuting flows

The following chart, taken from the Nathaniel Lichfield and Partners report on determining a
local housing requirement in the Ribble Valley, is based on 2001 census data and shows that
at the time of the census, 12,311 people commuted out of Ribble Valley borough daily (47%
of employed residents) and there were 10,046 in commuters (accounting for 41.6% of jobs in
the Borough), giving a net total of 2,265 out-commuters. As the map below indicates, these
reasonably high cross boundary flows are a reflection of the economic inter-dependencies of
the surrounding districts and the proximity of other major settlements, particularly Preston,

Blackburn and Burnley.

Ribble Valley Commuting Flows Map: -
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Number of Passengers

Rail patronage levels at the Ribble Valley stations

The following graph (graph 10) shows patronage levels since 2007/08 and highlights that rail
patronage is increasing at every station in Ribble Valley. Between 2007 and 2010, there has
been a 4% rise at Clitheroe, a 14.4% rise at Ramsgreve and Wilpshire and a 10.3% rise at
Whalley. The largest increase in patronage however was at Langho, where a 22.2% rise is
evident.

Patronage is defined as the total number of journeys made to and from each station as
indicated by ticket sales. Single tickets equate to one journey and return tickets equate to
two journeys.

Graph 10
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SECTION SEVEN: COMMUNITY SAFETY AND WELL-BEING AND COMMUNITY

CONSULTATION, INVOLVEMENT AND DEVELOPMENT

The Ribble Valley aims to provide a wide range of activities to target young people at risk of
offending and to improve the health of people living in the area. The Council also aims to
continue to support and provide resources for the Ribble Valley Crime and Disorder
Reduction Partnership.

The Council aims to ensure transparency and involve all sections of the community in the
planning process and this is addressed through the Councils adopted Statement of
Community Involvement, which forms part of the LDF. There is also an aim to offer residents
of the area and enterprises within the area a clear indication of the likely future pattern of
development. This is addressed in the Local Development Scheme.

The following set of indicators has been produced to monitor crime and health in the Ribble
Valley.

CONTEXTUAL INDICATORS

Number of residents claiming disability living allo wance

As at February 2011, 2250™ people in Ribble Valley were claiming Disability Living
Allowance. This figure is a fall in the number of claimant of 60 claimants since February
2010, however graph 11 highlights that Ribble Valley still has the lowest levels of Disability
Living Allowance claimants in Lancashire.

Graph 11: Disability Living Allowance Claimants

14,000

12,000

No. of Claimants

10,000 +—

WFeb-04
BFeb-05
8,000 A OAug-05
OAug-06
WAug-07
@Aug-08

6,000 -
WAug-09
OFeb-10
WFeb-11

4,000

2,000 4

04

>
& 5

3
> District N

™ |nformation from Your Lancashire website, 2011.

28



Levels of Crime — Notifiable offences

Graph 12 displays information from April 2011 collated from the Office of National Statistics
and shows that this year there has been an overall increase in the number of notifiable
offences in Ribble Valley, for the first time in six years. The graph highlights that the only
area where here has been a decrease in crime is in the number of thefts from a motor
vehicle.

Graph 12
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LOCAL INDICATORS

Approvals for community facilities
There have been two approvals for community facilities over the monitoring period.

Number of Section 106 for educational contribution
There were no section 106 agreements for educational contributions over the monitoring
period.

Number of telecommunications planning applications in the borough by location

Over the monitoring period there was one prior notification application in Clitheroe,
permission was not required. This is the same as the previous monitoring period.
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SECTION EIGHT: OPEN SPACE AND ENVIRONMENTAL PROTEC TION AND

ENHANCEMENT

The Council has developed a large number of corporate objectives that relates to this area.
These look at providing a wide range of activities to target young people at risk of offending,
to maintain and improve air quality, to encourage and increase levels of recycling and
composting and to conserve the natural beauty of the countryside.

CONTEXTUAL INDICATORS

Percentage of household waste recycled

In July 2009, a new ‘Waste Awareness and Education Strategy’ was published setting out
how the Council intends to increase recycling and reduce waste. This is also a one of
Corporate Objectives and is monitored by a Local Indicator (Pl ES10). Over this monitoring
period (2010/11) 41.2% of household waste was recycled, which is below the target figure of
53.7% (as agreed in the Lancashire Waste Management Strategy). The target has now
been revised to a more achievable 43% for 2011/12.

Pollution control improvements
Indicator PI EH6 monitors the percentage of air pollution complaints responded to within 2
days. Over this monitoring period 85.25% were responded to within this timeframe, which is
4.75% below the target of 90%.

Number of Conservation Areas with up to date charac  ter appraisals
BVPI219b also monitors this. Character Appraisals on all 21 Conservation Areas have now
been completed and therefore the BVPI target of 100% has been met.

CORE OUTPUT INDICATORS

INDICATOR E1: Number of planning permissions grant ed contrary to Environment
Agency advice on flooding or water quality grounds

Over the monitoring period the environment agency made two objections to planning
applications within Ribble Valley. Of these, one related to insufficient information being
submitted with the application in relation to water quality and was subsequently refused and
the other related to an unacceptable risk to water quality on a major application where non-
mains drainage was proposed in a sewered area. This application is still to be determined,
however as yet the applicant has submitted no further information relating to this objection.

INDICATOR EZ2: Change in areas of biodiversity impor  tance
Change in areas and populations of biodiversity imp ortance, including:
(i) Change in priority habitats and species by type and;
(ii) Change in areas designated for their intrinsic environmental value including
sites of international, national, regional or local significance.
Biodiversity information is collated, analysed and monitored by Lancashire County Council.
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(i) The priority habitats and species within Ribble Valley are set out in the Lancashire
Biodiversity Action Plan. Lists of these can be seen in table 13 and 14.

Table 13: Priority species present in Ribble Valley

Water vole Arvicola terrestris

Brown hare Lepus europaeus

Otter Lutra lutra

Bats (Order Chiroptera)

Red squirrel Sciurus vulgaris

Amphibians

Great crested newt Triturus cristatus
8ds 0

Skylark Alauda arvensis

Reed bunting Emberiza schoeniculus

Song thrush Turdus philomelos

Lapwin Vanellus vanellus

Freshwater white-clawed Austropotamobius pallipes
cra‘ish

Birds- eye Primrose Primula farinosa

Greater Butterfly Orchid Platanthera chlorantha

Table 14: Priority habitats present in Ribble Vall  ey-

Habitat

Broadleaved and mixed
woodland

Species-rich neutral grassland
Calcareous grassland

Rivers and streams

Moorland/ Fell

(i) Information from a Natural England report, complied 1% October 2010 showed that Ribble
Valley has 17 Sites of Special Scientific Interest (SSSI). The condition of each of these is
set out in table 15.

(iii)

Table 15: Condition of the Ribble Valley SSSis.

Number of areas of the Number of areas of the
SSSI recorded as in a SSSI recorded as in an

favourable condition unfavourable recovering
condition

Barn Gill Meadow

Bell Sykes Meadow

Bowland Fells

Clitheroe Knoll Reefs

Cockwood Gorge

Coplow Quarry

1 0
5 1
8 2
7 0
1 0
1 0
1 0

Far Holme Meadow
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Field Head Meadow

Hodder River Section

Langcliff Cross Meadow

Light Clough

Little Mearley Clough

Myttons Meadows

New Ing Meadow

N|o|W|k kR, |k
o|r|r|o|lo|o|o|o

Salthill and Bellmonpark
Quarries

Standridge Farm Pasture

-
oo

White Moss

It can be seen from table 15 that, overall, all but one of the SSSIs are recorded as
favourable. No sites in Ribble Valley were recorded as unfavourable declining.
Definitions of all these can be found below.

. Unfavourable Recovering. A site which is recorded as unfavourable means
that there is a current lack of appropriate management, or that there are
damaging impacts which needs to be addressed; and

. Favourable. A site that is recorded as in a favourable condition means that
the SSSI land is being adequately conserved and is meeting its ‘conservation
objectives', however, there is scope for the enhancement of these sites.

. Unfavourable declining. A site recorded as unfavourable declining means
that the special interest of the SSSI unit is not being conserved and will not
reach favourable condition unless there are changes to site management or
external pressures. It suggests that overall the site condition is becoming
progressively worse'?. There are no SSSls in Ribble Valley in an
unfavourable declining condition.

Local Nature Reserves

In terms of areas with local significance, Local Nature Reserves (LNRs) are places with
wildlife or geological features that are of special interest. There are currently 2 LNRs in the
borough (Salthill Quarry and Cross Hill Quarry). At present there are no firm plans to
designate any other areas of the Ribble Valley as LNRs, however improvement works to
Primrose Lodge, Clitheroe, could potentially result in the future designation of this area as a
LNR.

INDICATOR E3: Renewable energy generation

Over the monitoring period there have been seventeen planning applications submitted
relating to renewable energy generation. Six of these related to wind energy, ten related to
solar energy and one related to ground source heat pumps. Twelve of these were approved,
three refused and two were withdrawn.

OUTPUT INDICATORS

No net loss of biological heritage sites
There have been no biological heritage sites lost over the monitoring period.

No net loss of hedgerows

2 All definitions of SSSI conditions taken from Natural England website.
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Over the monitoring period there was no loss of hedgerow to development.

A minimum of 3 new Conservation Areas will be desig nated by April 2008
This target was achieved during the previous monitoring period has now been met. The total
number of conservation areas in the borough is 21.

Investigation into the creation of community woodla nd

During the previous monitoring period, one new area of community woodland was created at
Calderstones Park, Whalley. Phase | of the development is currently underway, with phase
Il expected to begin within the next 12 months

LOCAL INDICATORS

Number of section 106 agreements for open space pro  vision
Over the current monitoring period there have been 4 section 106 agreements for open
space provision of contributions/commuted sums.

Number of waste management statements received

There have been no waste management statements received over the AMR monitoring
period as there have been no planning applications submitted large enough to fulfil the
criteria to trigger the requirement for one.

Number of listed building applications received

Over the AMR monitoring period there have been 34 listed building applications received.
This is 33 less than the previous monitoring period.
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SECTION NINE: LOCAL DEVELOPMENT SCHEME PROGRESS AN D

MILESTONES

Districtwide Local Plan Policy Issues

The emerging Local Development Framework will replace the current adopted Local Plan
Policies. To ensure that policies within the LDF are sound, work continues on an evidence
base, which has been formulated to provide the data needed to assess the current
economic, environmental and social situation. To date, the evidence base consists of (or
work is progressing on) the following:

e The bi-annual Housing Land Availability Report

* The Strategic Housing Market Assessment (SHMA)

* The Strategic Housing Land Availability Assessment (SHLAA)

¢ Ribble Valley's Employment Land and Retail Study

e Settlement Audit

» Strategic Flood Risk Assessment (SFRA)

e Topic Papers on Greenbelt and Planning Obligations

* Ribble Valley Settlement Hierarchy

« Employment Land Position Paper

¢« Memorandum of Understanding on Affordable Housing/ Addressing Housing Needs

in Ribble Valley
¢ Policy G6 (Open Space) Review audit

Much of this information gathered for the evidence base so far has been used in this AMR
and also draws on information originally from sources such as the Office of National
Statistics and information collated on behalf of Ribble Valley by Lancashire County Council.

Work has also progressed on the Local Development Framework Documents (LDDs), with
work now being focused on the Core Strategy is now the main focus.

When the new Planning and Compulsory Purchase Act 2004 came into effect in September
2004, the Districtwide Local Plan was automatically ‘saved’ for an initial three-year statutory
period, which expired on the 27" September 2007. As the Ribble Valley LDF is in the early
stages of production, it was necessary to continue to save the vast majority of polices. Most
policies were still required, however some were deleted. A full list of saved policies is given
in the appendix of this report. These saved policies will remain in place until replaced by the
LDF or affected by national policy changes.

LDS slippage and revised timetable

The Local Development Scheme was adopted and became operative from April 2005.
Although outside the actual period that this AMR is to cover, Government Office are
encouraging authorities to review the wider period up to December with regard to the
timetable and progress with the adopted Local Development Scheme. In doing so this will
identify any areas of concern regarding implementation and slippage against the Local
Development Scheme to be revised at an early stage.

Therefore, for the purposes of this monitoring exercise a revised LDS timetable, which was
published in February 2011, will be used as a monitoring baseline. The table below provides
a list of the Local Development Documents against their current position and the intended
key milestones.
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Statement of Community Involvement

The Statement of Community Involvement (SCI) was originally adopted in April 2007. This
was the first LDD to be adopted. The SCI subsequently underwent a review to ensure that it
remains up to date. The revised SCI was formally adopted on 1°' December 2010.

Core Strategy

In December 2008 AMR it was reported that progress on the Core Strategy had been steady
with the completion of the Issues and Options six-week consultation taking place at the end
of October until mid-December 2007 and the Council was working towards the next stage of
plan production, which would see a draft plan prepared and made available for comment.

Over the 2008-2009 monitoring period however, there were changes in the regulations,
which meant that the Council had to undergo a further regulation 25 stage of plan production
and consultation, which is referred to as the Reg 25 Core Strategy consultation. The public
consultation on this document took place between 25" August and 20™ October 2010. This
consultation document provided considerably more detail than the Issues and Options stage,
and introduced draft Development Management polices for consideration as well as thematic
Key Statements. A high level of public response was received to this consultation and a
summary of the representations and main findings document was published in March 2011.
This summary document highlighted that further, additional work was needed on the spatial
Development Strategy options and therefore an additional round of consultation on
alternative options was undertaken between June and August 2011. A summary of
representations received on this stage of consultation was published in November 2011.
The combination of all of this Regulation 25 stage work will feed into the next, preferred
option (Regulation 27) stage of the core Strategy, anticipated for publication in early
February 2012.

Housing and Economic Development DPD

Background work for this DPD has been on-going throughout the monitoring period building
on existing work on the Strategic Housing Market Assessment, the Strategic Housing Land
Availability Assessment, the Employment Land and Retail study and the Employment Land
Position Statement.

The publication of the RSS, which took place in September 2008, was fundamental to
moving forward work on this document in terms of the housing and employment land targets.
In response to the revocation of RSS on 6" July 2010, RVBC Members agreed that the RSS
housing land targets should remain in place. Consultation on the Core Strategy in late 2010
however suggested that this figure should be re-assessed. This, combined with the
Government statement that RSS will be removed with the introduction of the Localism Bill,
has led RVBC to commission Nathanial Lichfield and Partners to undertake work to define
this housing requirement at the local level. This work, subject to public consultation from
November until December 2011, will feed into the next stages in the development of the Core
Strategy.

Monitoring issues and future rectification

It was stated in the last monitoring report (published December 2010) that following the
formation of the Coalition Government in May 2010, it was anticipated that the planning
system was likely to undergo an element of reform which may impact upon the content and
requirements of the AMR process. Further guidance on this was issued in March 2011,
which stated that in future it will be a matter for each Local Authority to decide what to
include in its monitoring reports. It is therefore anticipated that this will be last AMR in this
current format, with amended indicators included in the next, 2012 monitoring report.
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TABLE 16: ADOPTED LOCAL DEVELOPMENT SCHEME PROGRESS

Document Status Description LDS Milestone Revised LDS Milestone Revised estimated LDS Milestone Revised
Reg. 27 stage estimated or Submission to or achieved date Adoption date estimated or
achieved date Secretary of State for submission to achieved date of
(Reg 30) SoS (Reg 30) adoption
Core Strategy Sets the vision,
objectives and Core December 2007 February 2012 June 2008 April 2012 July 2009 November 2012
Strategy for the
development of the
area

Progress on the Core Strategy:  Progress has been made on this document despite slippage occurring from the overall timetable. An initial consultation (Issues and Options) was undertaken
between October and December 2007 and following the change in regulations in 2008, a revised version of the Regulation 25 Core Strategy consultation took place between August and October
2010. A further round of consultation on the Alternative Development Strategy options (under Reg. 25) also took place between June and August 2011. A preferred option can subsequently be
determined and a revised Regulation 27 stage has been estimated as achievable in February 2012.

Proposals Map To illustrate the Core
Strategy and DPD December 2007 February 2012 June 2008 April 2012 July 2009 November 2012
policies

Progress on the Proposals Map: ~ This DPD follows the same timetable of production as the Core Strategy.

Housing Provides detailed
Economic policy coverage on September 2008 March 2012 August 2009 June 2013 August 2010 July 2013
Development housing and
economic
development issues.

Progress on the Housing and Economic Development DP  D: This DPD has slipped slightly from the initial LDS, which was mainly due to the extended period of waiting for the publication of RSS
and due to undertaking work on the evidence baseline, and the Core Strategy both of which are central to the DPD. A new timetable has been outlined above to take account of these issues and it
is anticipated that these revised dates will tie in suitably with the production of the Core Strategy.
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SECTION TEN: SAVED POLICIES

As has already been discussed, over this monitoring period it was necessary to save policies
as the initial three-year statutory saved period expired on 27" September 2007. As is
evident, the LDF is still in its early stages of development and therefore the vast majority of
policies were proposed for saving.

Therefore as of 28" September 2007, the following policies from the adopted Districtwide
Local Plan are saved.

POLICY DESCRIPTION SAVED | COMMENTS
Gl Development Control Yes
G2 Wilpshire, Clitheroe, Billington, Yes
Longridge and Whalley
G3 Mellor Brook, Read and Yes
Simonstone
G4 Remainder of the settlements Yes
G5 Outside the main settlements Yes
G6 Essential Open Space Yes
G7 Flood Protection No Covered by National
policy IRSS
G8 Environmental Considerations No The Policy is a
statement of
objectives.
G9 Lapsed Permissions No Applications will be

considered on merits
and relevant

policies.

G10 Legal Agreements No The need for
agreements is within
legislation.

Gl1 Crime Prevention Yes

G12 Places of Worship/ Community No Applications will be

Facilities determined on merit

and relevant

Eolicies.

ENV1 Area of Outstanding Natural Yes
Beauty (ANOB)
ENV2 Forest of Bowland Yes
ENV3 Open Countryside Yes
ENV4 Green Belt Yes
ENV5 Open Land Yes
ENV6 Agricultural Land Yes
ENV7 Species Protection Yes
ENV8 Sites of Special Scientific Interest Yes
ENV9 Other Important Wildlife Sites Yes
ENV10 Nature Conservation Yes
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POLICY DESCRIPTION SAVED | COMMENTS
ENV11 Regional Important Geological Yes
Sites
ENV12 Ancient Woodland Yes
ENV13 Landscape Protection Yes
ENV14 Archaeological and Historic Yes
Heritage
ENV15 Sites with high Archaeological No This Policy repeats
Potential the provision of
PPG16.
ENV16 Conservation Development Yes
Control
ENV17 Conservation additional Yes
information
EN18 Demolition of buildings within a Yes
Conservation Area
ENV19 Development of Listed Buildings Yes
ENV20 Demolition (or partial) of Listed Yes
Buildings
ENV21 Historic Parks and Gardens Yes
ENV22 Derelict Land + Environmental No Proposals will be
Improvements determined on their
merits.
ENV23 Telecommunications Yes Whilst this is
covered by National
Guidance the nature
of the area warrants
local guidance
ENV24 Renewable Energy Yes
ENV25 Assessment for Renewable Yes
Energy
ENV26 Wind Energy Yes
ENV27 Utility Infrastructure No Proposals should be

determined on merit.

H1 Development Sites No Proposals are
complete.

H2 Dwellings in the Open Yes

Countryside
H3, H4, H5, H6 Conditions to Agricultural Yes
Dwellings

H7 Subdivision of Properties No Proposals can be
considered within
other policies.

H8 Upper Floor Uses No Proposals can be
considered within
other policies.

H9 Extended Family Accommodation Yes

H10 Residential Extensions Yes

H11 Rest Homes and Nursing Homes No Proposals can be

considered within
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POLICY DESCRIPTION SAVED | COMMENTS
context of other
policies.

H12 Curtilage Extensions Yes

H13 Rebuilding/Replacement No Duplication of other

Dwellings within Settlements guidance

H14 Rebuilding/Replacement Yes

Dwellings in the Countryside

H15 Barn Conversions - Location Yes

H16 Barn Conversions - Building Yes

H17 Barn Conversions - Design Yes

H18 Extensions to Converted Rural No Proposals can be

Buildings considered on their
merits within other
policies.

H19 Housing Needs Large Sites in Yes It was proposed that
Main Settlements and Allocated this would not be
Sites saved however

following guidance
from GONW, it will
now be saved until it
is replaced by the
Housing and
Economic
Development DPD
and revised National
guidance.

H20 Sites outside settlements + on all Yes It was proposed that
sites other than infill plots within this would not be
village boundaries saved however

following guidance
from GONW, it will
now be saved until it
is replaced by the
Housing and
Economic
Development DPD
and revised National
guidance.

H21 Supplementary information Yes This is locally

specific.

H22 Gypsy Sites Yes

H23 Removal of Holiday Let Yes

Conditions

Industrial/

Employment

EMP1 Allocated Sites No Development
completed.

EMP2 + EMP3 Salthill Site Yes It was proposed that
these policies would
not be saved,
however following
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Diversification

POLICY DESCRIPTION SAVED | COMMENTS
guidance from
GONW, they will
now be saved
EMP4 Chapel Hill Yes There is no
commitment to
develop the site and
it was proposed that
this policy would not
be saved, however
following guidance
from GONW, it will
now be saved until
replaced by an LDF
policy.
EMP5 Office Uses No Duplication of PPS6.
EMP6 Rehabilitation, re-use, clearance No Proposals can be
or environmental determined within
improvements or redundant other policies.
commercial and industrial
premises
EMP7 Extensions/Expansions within the Yes
main settlement
EMP8 Extensions/Expansions outside Yes
the settlements
EMP9 The Conversion of Barns and Yes
Other Rural Buildings for
Employment Use
EMP10 Employment uses in Residential No Proposals can be
Areas determined within
other policies.
EMP11 Loss of Land for Employment Yes
EMP12 Proposed Agricultural Yes

RT1 General Policy Yes
RT2 Small Hotels and Guest Houses Yes
RT3 The Conversion of Buildings for Yes
Tourism
RT4 Camping Barns Yes
RT5 Caravans Yes
RT6 Touring Caravans Yes
RT7 Directional Promotional Signs No Other policies can
be used to control
this.
RT8 Open Space Yes
RT9 Recreational and Public Open No This issue will need
Space to reflect PPG17 and
requires review
through the LDF.
RT10 Protect Open Space Yes
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POLICY DESCRIPTION SAVED | COMMENTS

RT11 Existing Facilities No Proposals should be
determined on
merits.

RT12 Golf Course Development No Proposals should be
determined on
merits.

RT13 + RT14 Golf Driving Range No RT13 is complete:
proposals can be
determined with
other planning
policies

RT15 Organised Outdoor Recreation No Other policies can
be used to
determine
proposals.

RT16 Horses No Other policies can
be used to
determine
proposals.

RT17 Water Based Recreation No Other policies can
be used to
determine
proposals.

RT18 + RT19 Footpaths and Bridleways Yes

RT20 Recreation Facilities No

RT21 Visitor Centre at Langden Intake No

Transport and

Mobility

Tl Development Proposals Yes

T2 Road Hierarchy No Other LCC
strategies deal with
this issue

T3 Primary Route Network No Other LCC
strategies deal with
this issue

T4 Safeguard Land No The scheme is no
longer live.

T5 Read/Simonstone by-pass No The scheme is no
longer live.

T6 Traffic Management No

T7 Parking Provision Yes

T8 Additional long stay parking No This issue can be

spaces dealt with through
the LDF.

T9 Clitheroe Interchange No The scheme is in
place.

T10 Provisional Stations at Gisburn + Yes

Chatburn
T11 Freight Transport Yes
T12 Cycling No Schemes can be

dealt with on merit.
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POLICY DESCRIPTION SAVED | COMMENTS

T13 Coach Parking No Schemes can be
dealt with on merit
T14 Taxi Ranks No Schemes can be

dealt with on merit
and through the LTP

T15 Pedestrian Routes No Proposals can be
dealt with on their
merits.

S1 Within main Shopping Centre, Yes

Clitheroe
S2 Outside main shopping area, Yes
Clitheroe

S3 Shop Frontage Yes

S4 Whalley and Longridge Yes

S5 Other Settlements No Proposals can be
dealt with on merit.

S6 Change of Use Yes

S7 Farm Shops Yes

S8 Garden Centres No Proposals can be

dealt with within other
policies.

S9 Upper Floor Uses No Proposals can be
dealt with on merit.

S10 Hot Food Takeaways Yes It was proposed that
this policy wouldn’t
be saved however
following advice
from GONW, it will
now be saved.

S11 Temporary Retailing Yes

S12 Factory Shops No Proposals can be

dealt with through
other policies.

S13 Shop Front Design No Proposals can be
dealt with through
other policies.

S14 Advertisements No Proposals can be
dealt with through
other policies.

S15 Shutters Yes It was proposed that
this policy wouldn't
be saved as it was
felt that proposals
could be dealt with
through other
policies. However
following advice
from GONW, it will
now be saved.
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POLICY

DESCRIPTION

SAVED

Yes

COMMENTS

Area Policies

Al Primrose Lodge
A2 Brockhall Village Yes
A3 Calderstones Yes
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APPENDIX

Information taken directly from the SCS 2007-2013.

Major Issues for Ribble Valley

There are. however, major issues and Key priorities that have arisen from
consultation already undertaken. The major issuss relate very clossly to the
feedback from the Open Day, listed as Appendix 3 with this document.

Housing
Affordable and appropriate housing is a major issue for the District and the provision
of more affordable housing is one of the higheast priorities for the Borough Council.

There is also a hidden homeless problem particularly amongst young people within
the district, which is related, but not exclusively, to the nead for affordable housing.

There will be a significant challenge posed by the increasing need to find ways of
providing for the projected growth in those over 50 within the district.

Housing conditions must also be improved within the most disadvantaged areas, with

special focus on ensuring that all social housing is appropriate to need, and meets
the decent homes standard.

Facilities

The theme of Rural 1solation impacts upon many of the issues highlighted within this
document. Rural Isolation in regards to the yvoung and the old was mentioned and
this linked to the provision of facilities and particularly the provision of activities for
young people through Sport and Physical Activity and Play Activity. The Government
has set a national agenda for sporting activity which looks for a major increase in
sport and physical activity. Some of this will be achieved by more exercise
specifically encouraging fifty per cent of the population to undertake thirty minutes of
moderate exercise five times a week.

A series of physical activity initiatives are being developed and will require extensive
consultation across the Borough., The opporunity to train coaches and encourage
volunteers in the parishes and amongst voluntary groups could greatly enhance
opportunities for young people in sport and recreational activities. As well as the
expansion of current facilities within the Borough these initiatives will also mean
increased outreach to the parishes.
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Education and the Economy

Whilst the education resources and results in the Ribble Walley Schools are excellent
and a high proportion of students move on to further education, there is a lack of
vocational fraining provision for 16-19 year olds.  An exciting initiative known as the
Aspire Project will aim o promote achievement of NVQ Level 2 for a significant
proportion of 16 -19 year olds. This provision and the Extended Schoaols schemes
should provide the basis for a Family Learning Project in the area and increased
participation in Adult Education.

Other elements of the Strategy include improving the transition from primary to
secondary schools and the formation of a children's trust,

Opportunities must be available for businesses to develop in the area, through
continued business support and the encouragement of enfreprensurship and
enterprise in the district.  This is a pricrity given the need to ensure the continued
sustainability of our distinctive local economy as it experiences change. The
businesses should be concentrated on the high growth sectors such as
creative/media, advanced manufacturing, added wvalue food and drink, support
services for financial and professional sectors, environmental technologies and
tourism, particularly eco-tourism.

= el
HARRISON & KERE © Butchers & Delicatessen

Initiatives to market and regenerate our service centres and vilages as places to do
business will be important. The provision of appropriste employment land so that
businesses can start-up and grow within the area is essential. There is a need to
attract high-growth business that would employ highly skilled individuals and
therefore pay higher wages. Similarly the demand for livefwork provision and high
bandwidth Internet connection across the Ribble Yalley should be assessed and
encouraged where appropriate,

The existence of a successful culture of social enterprise in Ribble Valley will also
lzad to further opportunities which may in tum support the sustainability of the
communities.

There are concerns for the economic support for the area as there is a nead to attract
higher paid jobs and create good quality careers for young people. Farming and rural
businesses need suppaort to help them diversify and survive in the future.

Transport

The issues of public transport particularly after Gpm and accessibility to isolated
villages were part of a perceived need for a more flexible approach and a mora
accessible service.

Tourism
There was a lack of leisure and cultural facilities and events in the area and a
perceived shortfall in marketing the area as a tourist destination. More could be made
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aof the leisure and culture sector, whilst also encouraging greater levels of spand
through tourism.

Health

Key priorities within heaalth, in addition to those within the county as a whale, include
obesity, mental health, substance and alcohol misuse, and the health of children and
voung people, and older people. Other issues identified as causing concerm included
access to dental services, sexual health and infant mortality along with the nead to
ensure that tobacco use continues to decline.

Thera is also the nead to adopt a Strategy for an Ageing Population. At present just
undear half of the Ribble Valley population is fifty yvears old or over. This is the third
highest level in the County and one in three of those have a long term limiting illness
which in turn will put a high demand on services. The higher life expectancy in our
locality and the higher than average growth in population for the area pradicts that in
2025 the population in Ribble Valley of an age above 50 will be significantly highear
than n=ighbouring areas and above the national average. These issuaes will place a
high potential demand on local services and could result in increased  social
exclusion. In a recent NHS health profile it stated that the level of support for older
people to remain in their own homes is significantly worse in the Ribble Valley than
the national average. Older people will play a key rale in establishing a sustainable
community in the Ribble Valley and we nsed to facilitate this by empowering older
people to live their lives how they choose. Fully  involving local older people in
decision making, service provision and strategic planning will &nsure that the
contribution to local communities by older people s recognised valued and fully
utilised.

Key Priorities

As mentionad earlier, this document is designed to reflect the envisioned future
changes to the Lancashire Area Agreement.  Therefore the key priorities and
objectives are presented under the headings of ‘People, Places and Prosperity’,
which are presented as the structure for that agreemeant.

The complete Sustainable Community Strategy 2007-2013 can be found on the Ribble Valley
website as www.ribblevalley.gov.uk.
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Ribble Valley Borough Council emerging Strategic Housing Land Availability Assessment (2009)
Ribble Valley Borough Council Economic and Retail study

Ribble Valley Borough Council Housing Land Availability Reports (bi-annual)

Ribble Valley Strategic Partnership Sustainable Community Strategy 2007-2013

Ribble Valley Borough Council Covalent System

Ribble Valley Borough Council MVM Planning System (Database)

STEAM Statistics

The Town and Country Planning (Local Development) (England) Regulations 2004 (as amended)

Valuation Office
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1

11

1.2

2.1

2.2

PURPOSE
To consider the outline approach to the preferred option and agree a direction of travel.
Relevance to the Council’'s ambitions and priorities:

e Council Ambitions — The Core Strategy is the central strategy of the Local
Development Framework. It will help in the delivery of housing employment and the
protection and enhancement of the environment, ultimately presenting the delivery
strategy for implementing the vision for the Ribble Valley for the next 15-20 years.

¢ Community Objectives — As a tool for delivering spatial policy the Core Strategy
identifies how a range of issues relating to the objectives of a sustainable economy,
thriving market towns and housing provision will be addressed through the planning
system.

e Corporate Priorities — The Core Strategy is the central document of the LDF and sets
the overall vision and approach to future planning policy which will aid performance
and consistency.

e Other Considerations — The Council has a duty to prepare spatial policy under the
Local Development Framework system.

BACKGROUND

The current approach to development plans introduced by the Planning and Compulsory
Purchase Act 2004 requires the Council to develop a new suite of documents known as
the Local Development Framework (LDF) that will replace the adopted Districtwide Local
Plan. The policies within the LDF must be informed by a strong, robust evidence base
and therefore over the past few years, officers have been working on creating the LDF
baseline. Work continues on keeping this up to date, however the central document of
the LDF, the Core Strategy is now being formulated from this baseline.

In progressing the plan a number of consultations have been undertaken on a range of
options and evidence to inform the preparation of the strategy. Information relating to
this work is available on the Council's website or for reference in the Level D Members’
Room. The Council now needs to progress towards considering the preferred option
from managing development over the plan period. It is anticipated that the preferred
option document will be presented to Members ahead of a further round of public
consultation at a meeting early in the New Year. In order to take the work forward and to



3.1

3.2

3.3

3.4

3.5

4.1

inform that work a paper has been prepared for discussion. A copy of the paper is
attached as Appendix 1.

OUTLINE APPROACH

Members will recall from early option drafts that the Core Strategy will comprise a central
high level approach to the distribution and scale of development proposed over the plan
period up to 2028. This is then to be supported by a series of Key Statements to set the
broad policy directions and relevant themes and then as part of the implementation and
delivery mechanism a series of Development Management policies. A separate report is
included on the Agenda for this meeting that will deal with the proposed Key Statements
and Development Management policies.

The proposals for the preferred option are being developed within a framework of
Sustainability Appraisal that will test the proposed policies against sustainability
considerations and a report, presented in parallel to the proposed preferred option will
be available alongside the draft option. The work is being undertaken by consultants
and is feeding into the ongoing work. The approach set out in the discussion document
has taken into consideration early information from the Sustainability Appraisal work.

Members will note from the attached paper the direction of travel that has emerged from
the work so far and the implications in terms of planning for housing and economic
development overall and the emerging approach to development distribution.

The document reflects a hybrid approach developed from the previous options consulted
on including a distribution based on existing scale but of significance a proposed
strategic growth point at Clitheroe, recognition of the proposed Lancashire Enterprise
Zone and the opportunity to support local needs in terms of housing, economic
development and community facilities reflecting the overall outcome of the consultation.

Members are invited to consider and discuss the proposals set out in the paper and are
asked to provide feedback on the direction of travel. It is important to note that this
document does not in itself have any statutory weight for the purposes of determining
planning applications but does provide an opportunity for Members to confirm at an early
stage the Council’s position with regard to the approach being developed and to enable
the preferred option to be developed to reflect Member preferences.

RISK ASSESSMENT

The approval of this report may have the following implications:

e Resources — None directly, however this resolution will provide a steer to officers on
how existing resources will be focussed and managed in the production of the
preferred strategy document.

e Technical, Environmental and Legal — None.

e Political — The preparation of the Core Strategy has widespread public interest.



e Reputation — The Council's decision on how to proceed may affect its reputation,
consideration of the report will support the Council’s aim of being a well run authority.

5 RECOMMENDED THAT COMMITTEE

5.1 Confirm the approach to the emerging Development Strategy as set out in Appendix 1
and that the preferred option be formulated to reflect the framework outlined.

CHIEF EXECUTIVE

For further information please ask for Colin Hirst, extension 4503.
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RIBBLE VALLEY BOROUGH COUNCIL PREFERRED OPTION

1. WHAT IS THE PREFERRED OPTION?

1.1 The preferred Development Strategy option for the Ribble Valley Core
Strategy is as follows:

The majority of new housing development will be concentrated
within an identified strategic site located to the south of Clitheroe
towards the A59 and the main urban areas of the borough. Strategic
employment opportunities will be promoted through the
development of the Barrow Enterprise Site as a main location for
employment, and the Salmesbury Enterprise Zone.

In general, the scale of planned housing growth will be managed to
reflect existing population size, the availability of, or the opportunity
to provide facilities to serve the development and the extent to
which development can be accommodated within the local area.

Development that has recognised regeneration benefits, is for
identified local needs or satisfies neighbourhood planning
legislation, will be considered in all the borough’s settlements,
including small-scale development in the smaller settlements that
are appropriate for consolidation and expansion or rounding-off of
the built up area.

Through this strategy, development opportunities will be created for
social and economic well-being and development for future
generations.

1.2 In terms of how this looks from a purely housing numbers breakdown of
residential development, the final proposed preferred option is as follows:

HOW HAS THE PREFERRED OPTION BEEN FORMULATED?

Work on the LDF evidence base has been on going for a number of years
to ensure that subsequent LDF policies are based upon strong and robust
evidence. More recently work has been focussing on the Core Strategy,
the central document of the LDF.
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2.2

3.1

3.2

3.3

3.4

As part of this work, consultation on issues to be considered in the Core
Strategy has been taking place since 2006. Questionnaires were
circulated in the borough in both 2006 and 2007 from which it was
possible to formulate a draft consultation document under Regulation 25
of the regulations, which was consulted upon between August and
October 2010. This draft Core Strategy contained a series of options for
the spatial development strategy for the Core Strategy, which will set out
the general areas for development over the plan period, from which it will
then be possible to determine allocations in a subsequent LDF document
(the Housing and Economic Development DPD). Consultation on these
options found that further options should be presented for consultation
and therefore between June and August 2011, an alternative options
document was consulted upon. The outcome of this consultation however
resulted in a large amount of useful information being submitted, from
which the preferred development strategy option set out in this document
has been derived.

IS THE PREFERRED OPTION ONE OF THOSE PRESENTED AT THE

PREVIOUS CONSULTATION STAGES?

No. The preferred option is effectively a hybrid approach of Option B and
Option D that were presented at the alternative options consultation
stage.

In terms of option D, which saw a large strategic site being proposed
towards the south east of Clitheroe on land referred to as Standen
Estates, this option was commonly cited as respondents’ preferred option
when assessed against the other seven potential options during the
consultation. That said, this wasn’t without opposition and concerns
relating to the size of the site and potential infrastructure issues that could
result if the site was to be developed were raised.

The Sustainability Appraisal options report, which assessed each of the
eight potential options for their environmental economic and social
sustainability highlighted only three ‘key weaknesses’ for option D which
related to the visual impact of such a large site, the potential for additional
highway pressure (although it was felt that this could be mitigated through
appropriate infrastructure planning and provision at the local level) and
finally the uncertainty that results from 50% of the development being
spread across the remainder of the borough with no clear indication of
how much would go where.

In addressing these concerns, yet still ensuring that the benefits of a
strategic site are achievable (in terms of infrastructure delivery), under the
preferred option it is proposed that the strategic site is reduced in overall
size by up to a third. This would provide for a smaller, yet still strategic
site of 30ha for both employment land and residential land. It is
considered that a smaller site would also have a positive impact on
addressing potential visual impact issues (though detailed work on this
would still be needed) and also reduce the impact of potential highway
concerns (though again, further detailed work on this would still be
required as part of the infrastructure delivery plan and also during the
Development Management process). By creating a hybrid approach of
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option D and B, the final SA options report concern is also alleviated as it
becomes much clearer as to where the remaining development will be
located across the rest of the borough, as this report discusses in detail in
section 4 onwards.

3.5 Following the reduction in scale of the site, the number of units that the
site would accommodate has been reduced to 1040 dwellings over a 20-
year period. This will result in an average annual provision of 52 units per
year for the site. Phasing of the development will need to be considered
and this will be done through the Development Management process,
working with the landowner.

3.6 As stated, option B is proposed in calculating the levels of the remaining
development across the borough. As with option D, the Sustainability
Appraisal options analysis (which will be published as part of the full
SA/SEA report alongside the preferred option report under Regulation 27
of the regulations), found this to be a sustainable approach to
development, with only one ‘key weakness’ being identified, which related
to the need for highways investment in Longridge being required to
accommodate the level of growth option B would result in. The SA
options report also highlighted a requirement for cohesive working with
Preston City Council, which is already taking place.

3.7 In terms of taking forward the hybrid approach, the option B element
would see development distributed primarily according to population
distribution, reflecting the calls for an equitable and fair distribution of
development raised during the consultation at the Regulation 25 stage of
production. This approach places 20% of the required development into
the settlements of the borough not classified as a service centre.

3.8 In creating the hybrid approach of the two options this 20% distribution
has still been applied to the other settlements and the population
distribution approach has been applied to the key service centres. The
strategic site has also been factored into the revised calculations and, due
to its close proximity to the settlement of Clitheroe, has been considered
when calculating the distribution of housing number for Clitheroe, albeit
still based upon a population distribution model. This approach also
significantly reduces the amount of development proposed for Longridge,
thus addressing the ‘key weakness’ raised as part of the SA options
analysis.

4. WHAT DOES THIS HYBRID APPROACH LOOK LIKE IN TERMS OF
RESIDENTIAL DEVELOPMENT?

4.1 In illustrating what this preferred option will look like in terms of levels of
residential development in each settlement in the borough, it is necessary
to incorporate the completions and commitments (planning permissions
granted) to date. This information is therefore based upon the most up to
date monitoring (1% October 2011) and considers where these
commitments and completions have taken place.

4.2 Under this hybrid approach, the breakdown for the preferred option would
be as follows (based upon an annual housing requirement of 161/yr):
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CLITHEROE 75 UNITS 4% of remaining requirement
STRATEGIC SITE (STANDEN) 1040 UNITS 54% of remaining requirement

LONGRIDGE 654 UNITS 35% of remaining requirement
WHALLEY 141 UNITS 7% of remaining requirement
OTHER SETTLEMENTS 0 UNITS 0% of remaining requirement

HOW ARE THESE FIGURES CALCULATED?

4.3

4.4

4.5

The overall amount of housing to provide is 3220 units over the 20-year
plan period based upon adopted evidence base figures of 161 units/yr.
This is subject to change following the outcome of the consultation and
consideration by the strategic housing working sub-group of a revised
requirement, however overall it is not anticipated that the underlying
strategy would significantly be modified at this stage.

On the basis that at least 20 dwellings should be located in the non-key
services centres (the ‘other settlements’) as was the approach set out in
option B this equates to 645 units. The remainder is then spread across
the key service centres based upon population distribution (still the option
B approach) so the breakdown is as follows:

Clitheroe 1493 units (58% of 3220)
Longridge 772 units  (30% of 3220)
Whalley 309 units  (12% of 3220)

Other settlements 645 units (20% of 3220)
The percentages set out above are calculated as follows:

Clitheroe has a population of 14697
+

Longridge has a population of 7546
+

Whalley has a population of 2645

= 24,888 (total population of the key service centres)
The population of each of the 3 larger settlements is then calculated as a
percentage of the total population of the 3 larger settlements (the key
service centres), which is 24,888.

So, Clitheroe 14697 x 100 = 58%
24888

Longridge 7546 x 100 = 30%
24888

Whalley 2645 x 100 = 12%
24888
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4.6

Completions and commitments as of 1% October 2011 are as follows:

Clitheroe has had 378 completions and/ or permissions since 2008
Longridge has had 118 completions and/ or permissions since 2008
Whalley has had 168 completions and/ or permissions since 2008

‘Other settlements’ have had 730 completions and/ or permissions since

2008

So, the formula for calculating what is still needed in each settlement is as

follows:

Overall settlement requirement — settlement completions and/ or
permissions = remaining requirement to provide over rest of plan period.

4.7

4.8

4.9

As discussed in section 2, the number of units on the strategic site is
1040. The location of this strategic site in terms of its close proximity to
Clitheroe is factored into the calculations for Clitheroe as set out below.

1040 units to be provided at the strategic site at Standen

1493 units required in Clitheroe in total based on population
distribution; however this will take account of the strategic site
S0,

1493 — (378 completions/commitments + 1040 at Standen) =
75 units.

Therefore 75 units required in Clitheroe (this approach
recognises the scale of Standen for the rest of Clitheroe)

772 required in Longridge in total based on population
distribution — 118 completions/commitments = 654 units in
Longridge

309 required in Whalley in total based on population
distribution — 168 completions/commitments = 141 units in
Whalley

645 required in the other settlements in total based on
population distribution — 730 completions/commitments = -85
(there has therefore been an oversupply of 85 units in villages
and subsequently no further units are required)

The combined total of the units left to provide across the borough (having
considered the completions and commitments) is 1910 units to provide by
2028. If annualising the level of development that needs to be provided
across the whole borough collectively, this equates to 118 units per year
over the remainder of the plan period.

Therefore as set out in para. 4.2 the breakdown for distribution across the
borough is as follows:
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5.1

5.2

5.3

5.4

5.5

CLITHEROE 75 UNITS 4% of remaining requirement
STRATEGIC SITE (STANDEN) 1040 UNITS 54% of remaining requirement

LONGRIDGE 654 UNITS 35% of remaining requirement
WHALLEY 141 UNITS 7% of remaining requirement
OTHER SETTLEMENTS 0 UNITS 0% of remaining requirement

ISSUES ARISING:

ISSUE ONE: Following the calculation of distribution on a purely
population distribution and numbers approach set out in section 3, taking
into account the completions and commitments across the borough so far,
a number of minor issues are raised. The first relates to whether this
hybrid approach for the preferred option is in complete accordance with
the vision for the Core Strategy. This vision was established in the
Regulation 25 Core Strategy consultation document and is as follows:

The Ribble Valley will be an area with an exceptional environment
and quality of life for all, sustained by vital and vibrant market towns
and villages acting as thriving service centres, meeting the needs of
residents, businesses and visitors.

We will seek to create an area with unrivalled quality of place,
respecting the unique natural, social and built heritage of the area.

New development to meet the needs of the area for growth, services
and quality of life will be managed to ensure the special
characteristics of the area are preserved for future generations.

For the Core Strategy to be considered sound by an independent
Inspector during the Examination in Public (EiP) following submission, it is
paramount that the preferred strategy option accords with this vision.

One of the issues arising however relates to the level of development
proposed in the ‘other settlements’. It is evident that the level proposed
(20%) has now been achieved (through either completions or planning
permission commitments). As a result this approach does not allow for
any further development from now (2011) until the end of the plan period
(2028). It is considered that this approach does not accord with the vision
and is therefore not a sustainable approach. However, the Localism Act
2011 and the emerging National Planning Policy Framework (NPPF)
discuss the principles of providing local people with the opportunity to
influence the way their local areas develop and bring forward
development in their locality where they see appropriate. This is
facilitated through the process known as neighbourhood planning, which
has been introduced through the Localism Act 2011.

Proposal: Therefore it is proposed that as part of the preferred option

additional development will be allowed which has recognised regeneration
benefits, is for identified local needs or satisfies neighbourhood planning
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5.6

5.7

5.8

5.9

5.10

rules where the local community want this to take place (through the
neighbourhood planning mechanisms) over the remainder of the plan
period. This accords with levels of planned housing provision not being
set as maximums and ensures that development for the needs of the local
communities can take place.

ISSUE TWO: Another issue arising when the current levels of
completions and commitments are applied to the preferred approach for
the development strategy relates to Longridge. As this settlement has
seen significantly lower levels of development since 2008 than other parts
of the Ribble Valley, the smaller number of commitments for the locality
results in the planned provision for Longridge appearing to be a lot higher
than other areas (654 units), despite this being calculated according to
population distribution in the same way. However, although the
commitments have not taken place in Longridge itself, there have been
some significant developments granted planning permission and being
considered in the surrounding area, and due to the nature of the Local
Government boundary line, these developments are likely to have an
impact upon the service centre of Longridge. It is therefore considered
both prudent and appropriate to consider these developments in
calculating the levels of residential development to be provided in the
Longridge area.

One of the applications that would have the most significant impact
(Preston City Council app no 06/2011/0344, anticipated committee
decision date December 2011), is for the mixed use development
including up to 200 residential units, 929 sqm of office space (Class B1),
fitness facility and swimming pool (Class D2) public open space (1.3ha)
on land to north of Whittingham Road (comprising of former Ridings
Depot and land to the north and west of former depot) and residential
apartments with care (Class C2) on land to the south of Whittingham
Road and east of Green Nook Lane with accesses to Whittingham Road
and associated works (outline application).

The 18.93ha site which this application is located on is also proposed as
one of Preston City Council’s residential allocations (site ref no. P047)
within their ‘Site Allocations Plan for Preston’ document. Consultation on
the preferred options stage of this document is anticipated in early 2012.

Proposal: This development, through either the allocation or planning
application, would involve the construction of at least 200 units and as
discussed it is held that this would have a clear relationship to Longridge
itself. Therefore, it is considered that the Longridge figure should be
reduced to 454 units (which, over the remainder of the plan period,
equates to just under 27 units a year).

Although it is possible for Ribble Valley as the strategic planning authority
to take account of developments which would have an impact upon the
borough, it is not possible to simply discount this number of houses from
the supply to be found within the borough. Therefore, the 200 units
discounted from the Longridge supply figure will now be spread across
the borough in accordance with the neighbourhood planning principles as
set out above. Although unlikely to come forward at a constant level on
an annual basis, if this was to occur this would result in just under 12
units/ year to be spread across the whole borough in locations where the
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local community have expressed interest, through the neighbourhood
planning process.

6. THE PROPOSED DEVELOPMENT OPTION — PREFERRED OPTION

6.1 The information in this paper sets out for discussion where the preferred
option has come from and considers potential issues and how these will
be addressed to ensure a sound approach. It presents a position
statement on the direction of travel so far for consideration.

6.2 The preferred Option is as follows:

The majority of new housing development will be concentrated
within an identified strategic site located to the south of Clitheroe
towards the A59 and the main urban areas of the borough. Strategic
employment opportunities will be promoted through the
development of the Barrow Enterprise Site as a main location for
employment, and the Salmesbury Enterprise Zone.

In general, the scale of planned housing growth will be managed to
reflect existing population size, the availability of, or the opportunity
to provide facilities to serve the development and the extent to
which development can be accommodated within the local area.

Development that has recognised regeneration benefits, is for
identified local needs or satisfies neighbourhood planning
legislation, will be considered in all the borough’s settlements,
including small-scale development in the smaller settlements that
are appropriate for consolidation and expansion or rounding-off of
the built up area.

Through this strategy, development opportunities will be created for
social and economic well-being and development for future
generations.

6.3 In terms of how this looks from purely a housing numbers breakdown of
residential development, the final proposed preferred option is as follows:
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6.4 Under this preferred option, the 200 units under the other settlements will
be considered where there are recognised regeneration benefits,
development is for identified local needs or where the development
satisfies neighbourhood planning legislation in locations where local
communities would like to see further development taking place.
Additional development in all of the other locations will also be considered
under the same process.

6.5 EMPLOYMENT LAND: Under the preferred strategy, it will continue to
be possible to accommodate the minimum required level of land for
economic development (6ha over the remainder of the plan period). It is
considered that provision can be included within land at Standen to the
south of Clitheroe to generate a mixed development opportunity as well
as the opportunity to bring other sites forward to protect choice of
locations. The existing site at Barrow Enterprise Park would continue in its
role as the borough’s principle strategic location for employment. The
Governments recent announcement regarding the designation of an
Enterprise Zone at Salmesbury, which includes land within both Ribble
Valley and South Ribble will offer the potential to support and strengthen
the economy. Through specialist investment it will provide an opportunity
to develop further the economy of the Ribble Valley through service and
supply chain growth and is recognised as a strategic site. Under the
neighbourhood planning legislation, it would also be possible to bring
forward land for economic development where there are demonstrable
regeneration benefits and in locations where local communities would like
to see development take place.

7. WHAT HAPPENS NOW?

7.1 This preferred option will form the basis for the Development Strategy of
the Core Strategy. As discussed in section two, numerous rounds of
consultation have already taken place on this document, however now
that a Development Strategy option has been determined, it will be
possible to progress this document further wherein it becomes more
apparent as to the level of development that will take place in settlements
across the borough from now until the end of the plan period in 2028.

7.2 This work on the Development Strategy option will be presented in the
publication version of the Core Strategy, also referred to by some as the
preferred option report. Consultation on this report will satisfy Regulation
27 of the Town and Country Planning (Local Development) (England)
Regulations 2004 (as amended). Consultation will last for six-weeks and
any subsequent changes to the document will be made prior to
submission of the Core Strategy (under Regulation 30) to the Secretary of
State. It is anticipated that this submission will take place by April 2012.
This paper has been prepared to enable members to discuss and agree
the emerging direction of travel to inform the process.

MONITORING

7.3 At present, the policies in the Districtwide Local Plan are monitored on an
annual basis through the Annual Monitoring Report (AMR). As LDF
documents and policies become adopted, the AMR is also the mechanism
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7.4

7.5

7.6

for monitoring these. Since the introduction of the Localism Act in
November 2011 however the requirement to produce an AMR that
monitors against a nationally prescribed set of core output indicators has
been removed. Monitoring is still required under the Act, though this can
be more locally relevant and ensure that the issues and policies specific
to Ribble Valley are given an adequate level of consideration. It is also no
longer necessary to submit this monitoring report to the Secretary of
State.

As well as the annual monitoring of the plan policies, business and
employment land and housing completions and permissions are
monitored bi-annually. The housing numbers are then published as part
of the Housing Land Availability report.

In monitoring the Core Strategy, as stated, the annual will continue to take
place, however in addition it is considered that it will become necessary to
monitor the housing permissions and completions on a more regular
basis. At a minimum it is felt that this would be needed to take place at
least quarterly to set out the position on the 1* day of each month in
January, April, July and October. It may also be prudent to undertake
employment land monitoring following these same timescales.

Monitoring on a more regular basis ensures that recommendations on
planning applications can be made by the Development Management
team based upon up to date information. This will ensure that settlements
do not significantly exceed their required supply of housing land. This
process will also be important as the allocations are worked up based on
the preferred option Development Strategy following consultation, and
subsequently built out.
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APPENDIX ONE
]

WHAT IS CLASSIFIED AS A STRATEGIC SITE?

The definition of a strategic site (such as that proposed in the preferred option at
Standen) is set out in Planning Policy Statement 12: Local Spatial Planning.

PPS12 states that Core strategies may allocate strategic sites for development.
These should be those sites considered central to achievement of the strategy.
Progress on the core strategy should not be held up by inclusion of non-strategic
sites.

As the Core Strategy is looking at a long timeframe with development up until
2028, it is considered that the investment and involvement with infrastructure
providers will require a long lead in. The strategic site has therefore been
included as part of the Core Strategy and forms a major part of the preferred
option Development Strategy.

It will therefore be necessary to include a submission proposals map at the
Regulation 30 stage of the Core Strategy process. PPS12 states that where this
is necessary it may be preferable for the site area to be delineated in outline
rather than detailed terms, with site specific criteria set out to allow more precise
definition through masterplanning using an area action plan (if required) or
through a supplementary planning document (SPD).

Further thought will be given to how to proceed in these terms following
consultation on the preferred Development Strategy option as detailed in this
document.

WHERE WILL THIS ‘STANDEN’ STRATEGIC SITE BE LOCATED?

As discussed, the Standen strategic site is located to the south east of Clitheroe.
The general site area is set out below. These illustrations include the reduction
of the site by a third to reflect the reduced level of housing, however the final site
area is still subject to determination having regard to the need for structural
planting, the approach to density and land uses within the site and the
mechanisms for achieving delivery.
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Standen Estates Strategic site: Clitheroe
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INFORMATION

RIBBLE VALLEY BOROUGH COUNCIL
REPORT TO PLANNING AND DEVELOPMENT COMMITTEE

Agenda Item No.
meeting date: 8 DECEMBER 2011
title: PLANNING APPLICATION/ENFORCEMENT STATISTICS REPORT QUARTER
1 JULY - 30 SEPTEMBER 2011
submitted by: DIRECTOR OF COMMUNITY SERVICES
principal author:LOUISE BLATCHFORD

1 PURPOSE

1.1 This report is a statistical account of planning applications, appeals and enforcement
notices submitted to the Council.

1.2

1.3 The report is for the quarters relating from 1 July — 30 September 2011. The information
comes predominantly from the General Development Control Returns (PS1 & PS2),
which are sent to the DCLG on a quarterly basis.

2 APPEALS AND ENFORCEMENT

2.1 Appeals received

JUL — SEPT 2011
TYPE NUMBER
HEARINGS 1
INQUIRY 1
WRITTEN 2
REPRESENTATION
HOUSEHOLDER 5
APPEAL

2.12  Appeals determined

JUL — SEPT 2011

TYPE DISMISSED | ALLOWED SPLIT WITHDRAWN
DECISION

HEARINGS 0 0 0 0

INQUIRY 0 1 0 0

WRITTEN 1 2 0 0

REPRESENTATION

HOUSEHOLDER 3 4 0 0

APPEAL

The appeal, which was allowed following an inquiry, was the application at land to the
north of Riddings Lane, Whalley. The written representations appeal, which was
dismissed, was the application at 25, 26, 27, 28, 29, 31, 32 and 33 Showley Court,
Clayton-le-Dale (part of the appeal was allowed in relation to flats 25, 26, 32 and 33).
The written representations appeals, which were allowed, were the applications at St.
Marys and All Saints Church, Church Lane, Whalley and The Millstone Hotel, Church
Lane, Mellor.



2.2

INFORMATION

The householder appeals which were dismissed were the applications at Copper
Beeches, 6 The Drive, Brockhall Village; 5 Lakeland Drive, Calderstones Park, Whalley
and 51 Warwick Drive, Clitheroe. The householder appeals, which were allowed, were
the applications at Blue Trees, Copster Green; 26 Mearley Syke, Clitheroe; Carr Meadow
Barn, Carr Lane, Balderstone and 1 Alston Court, Longridge.

Enforcement notices issued

JUL — SEPT 2011

Number of enforcement notices issued

1

Number of stop notices served

Number of temporary stop notices served

Number of planning contravention notices
served

0
0
0

Number of breach of condition notices
served

0

Number of enforcement injunctions

0

Number of requisitions for information
issued

1

Number of complaints investigated

31

The enforcement notice issued

3

Planning Applications

JAN — MAR
2011

APR - JUN
2011

JUL - SEPT
2011

No. of applications received 170

216

221

No. of applications determined 170

163

179

No. of applications withdrawn 3

9

7

No. of applications determined 140

under delegated powers

132

139

No. of applications submitted 24
electronically via The Planning

Portal

48

71

The percentage of applications determined under delegated powers in January —
March 2011 was 82%, in April —June 2011 it was 81% and in July — September 2011

it was 78%.




INFORMATION

Bar chart to show number of applications received, withdrawn,
determined and submitted viathe Planning Portal during the last three

quarters
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3.1 Determination rate of planning applications
3.2
JAN — MAR 2011 APR —JUN 2011 | JUL — SEPT 2011
Applications approved 136 133 144
Applications refused 34 30 35
During January-March 2011 the percentage of applications refused was 20%, in
April-June 2011 it was 18% and in July-September 2011 it was 20%.
Bar chart to show applications approved and refused during
the last three quarters
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3.2.1

The Council’s targets for 2011/12 are:

35% of Major applications in 13 weeks
60% of Minor applications in 8 weeks
80% of Other applications in 8 weeks

Largescale Major Developments

INFORMATION

Total Granted | Refused | Less 8-13 13-16 16-26 26-52 | Over 52

8 wks | wks wks wks wks wks

1. Dwellings 1 0 1 0 0 0 0 0 1

2. Offices, R&D, | 0 0 0 0 0 0 0 0 0

Light Industry

3. General Ind., |0 0 0 0 0 0 0 0 0

Storage &

Warehousing

4. Retail, Distrib. & | O 0 0 0 0 0 0 0 0

Servicing

5. Gypsy and | O 0 0 0 0 0 0 0 0

Traveller pitches

6. All other | O 0 0 0 0 0 0 0 0

largescale major

developments

TOTAL | 1 0 0
Smallscale Major Developments
Total Granted | Refused | Less 8-13 13-16 16-26 26-52 | Over 52

8 wks | wks wks wks wks wks

7. Dwellings 1 1 0 0 0 0 0 0 1

8. Offices, R&D, | 0 0 0 0 0 0 0 0 0

Light Industry

9. General Ind., |1 1 0 0 1 0 0 0 0

Storage &

Warehousing

10. Retail, Distrib. & | 0 0 0 0 0 0 0 0 0

Servicing

11. Gypsy and |0 0 0 0 0 0 0 0 0

Traveller pitches

12. All other | 1 1 0 0 0 0 1 0 0

smallscale major

developments

TOTAL | 3 0 1

25% of Major applications were determined in 13 weeks during July-September 2011

(Target = 35%)




Minor Developments

INFORMATION

Total | Granted | Refused | Less 8-13 13-16 16-26 26-52 | Over 52
8 wk wk wks wks wks wks
13. Dwellings 32 27 5 10 5 7 8 2 0
14. Offices, R&D, | 1 1 0 1 0 0 0 0 0
Light Industry
15. General Ind., | O 0 0 0 0 0 0 0 0
Storage &
Warehousing
16. Retail, Distrib. & | 0 0 0 0 0 0 0 0 0
Servicing
17. Gypsy and |0 0 0 0 0 0 0 0 0
Traveller pitches
18. All other minor | 28 26 2 21 3 2 1 1 0
developments
TOTAL | 61 32

52% of Minor applications were determined in 8 weeks during July-September 2011
(Target = 60%)

Other Developments

Total Granted | Refused | Less 8-13 13-16 16-26 26-52 | Over 52
8 wk wk wks wks wks wks
19. Minerals | O 0 0 0 0 0 0 0 0
Processing
20. Change of Use 17 14 3 9 4 1 2 1 0
21. Householder | 67 54 13 44 15 2 5 1 0
Developments
22. Advertisements 6 5 1 4 2 0 0 0 0
23. Listed Building | 7 2 5 5 2 0 0 0 0
(alt/ext)
24. Listed Building | O 0 0 0 0 0 0 0 0
(demolish)
25. Conservation | 2 2 0 0 0 0 2 0 0
Area consents
26. Certificates of | 15 10 5 13 1 0 1 0 0
Lawful Development
27. Notifications 0 0 0 0 0 0 0 0 0
TOTAL | 114 75

66% of Other applications were determined in 8 weeks during July-September 2011
(Target = 80%)




INFORMATION

Bar chart to show determination rates of major, minor and
other applications during the last three quarters
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Only a quarter of the major applications determined this quarter were determined within
13 weeks and therefore the 35% target has not been met. The major application
determined within 13 weeks was:

Erection of new investment casting foundry at rear of operational site, including parking
and service areas. (Re-submission) at Fort Vale Engineering, Calder Vale Park,
Simonstone Lane, Simonstone.

The applications, which took longer than 13 weeks to determine, were:

Application for outline planning permission to construct 30 apartments, 2 houses and a
40 bed nursing home at former Barkers Garden Centre, Whalley Road, Clitheroe;
proposed development of up to 270 residential dwellings, doctors surgery, landscape,
open space, highways and associated works at land off Henthorn Road, Clitheroe and
new build dining refectory building (1425sq.m.) at Stonyhurst College, Hurst Green.

The determination rate of minor applications has decreased by 13% since the last quarter
and the target of 60% being determined in 8 weeks has not been met. The determination
rate of other applications has also decreased from last quarter by 5% and the target of
80% being determined in 8 weeks has not been met. For members’ information 66% of
householder applications were determined within 8 weeks.

For members’ information 93 requests for pre-application advice were received this
quarter, 44 of these generated fees as detailed further on in the report. Officers gave 93
responses to pre-application advice requests during April-June.



INFORMATION

3.3 Prior determination applications

3.3.1 These include both agricultural determinations and all other determination applications
such as telecommunication proposals.

3.3.2 The number of determinations applications received was 8, all of which were agricultural
determinations. There were 2 determination applications on which we needed to request
full details.

3.4 Fees
The relevant planning application fees generated were £101,309, which represents an
increase of £3,761 from last quarter. In percentage terms this is an increase of

approximately 4%.

During this quarter requests for pre-application advice generated fees totalling £6,800.

DIRECTOR OF COMMUNITY SERVICES

BACKGROUND PAPERS — DCLG Quarterly Returns Jan-Mar 2011, Apr-Jun 2011 and Jul-Sept 2011
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