DECISION

RIBBLE VALLEY BOROUGH COUNCIL
REPORT TO PLANNING AND DEVELOPMENT COMMITTEE
Agenda Item No
meeting date:
title:
submitted by:

THURSDAY, 8 MARCH 2018
PLANNING APPLICATIONS
DIRECTOR OF COMMUNITY SERVICES

PLANNING APPLICATIONS UNDER THE TOWN AND COUNTRY PLANNING ACT 1990:
APPLICATION REF: 3/2017/1176 (LBC)
GRID REF: SD 374247 441621
DEVELOPMENT DESCRIPTION:
REMEDIAL WORKS TO REPLACE DEFECTIVE STONE LINTELS AND REPAIR STONE
LINTELS WHERE POSSIBLE AND NECESSARY AT CASTLE MUSEUM, CLITHEROE
CASTLE, CASTLEGATE, CLITHEROE
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CONSULTEE RESPONSES/ REPRESENTATIONS MADE:
PARISH COUNCIL:
No comments received at the time of report writing.
LAAS:
Do not consider the proposal has any archaeological implications. With the proposed
supervision from the RVBC conservation specialist, the impact on the heritage significance of
the building will be negligible.
HISTORIC AMENITY SOCIETIES:
Consulted, no comments received at the time of report writing.
HISTORIC ENGLAND:
Consulted, no comments received at the time of report writing.
ADDITIONAL REPRESENTATIONS:
None received at the time of report writing.
1.

Site Description and Surrounding Area

1.1

The building is Grade II listed (30 September 1976) as ‘Premises occupied by Ribble
Valley Borough Council in grounds of Clitheroe Castle’. It is prominently sited within the
Clitheroe Castle Historic Park and Garden (Grade II), Clitheroe Conservation Area and
the setting of Clitheroe Castle Keep and Curtain Walls (scheduled monument; Grade I
listed) and ‘Outbuilding and Stable block to Clitheroe Castle and premises occupied by
Ribble Valley Borough Council’ (Grade II). The list descriptions identify “Clitheroe Castle,
Premises occupied by Ribble Valley Borough Council and Outbuilding and Stable block
form a group”.
The list description for the museum building identifies the elevation and openings subject
to proposed works:
“Early-mid C19. 3 storeys in coursed stone with ashlar dressings. Gothic style.To the left,
a turret square in section with 2 arched windows on 3 floors, crenellated parapet. Right
hand section crenellated with 2 arched windows on 2 floors, and 1 to left and Jacobean
style porch with 2 ball finials and round-headed entry with double doors. 2 windows to
right with wood mullions, of 2 lights, 2 windows on 3 floors. Included as part of a group” .
The historic park and garden description identifies (19 August 1996) :
“Entrances and approaches … The main entrance to the Castle grounds is the gateway
at the southern end of Castle Street, which leads into the northern tip of the site. From
the Castle Street gate a drive, laid out around 1830, leads up along the east side of the
mound to Castle House.
… Principal buildings … Castle House (listed grade II) is situated 10m to the south-west
of the Old Courthouse. It was built as a private residence and opened as a museum in
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1981. Although much of the present fabric of these buildings is of mid C19 date, the
stables, courthouse and house all appear on a ground plan of c 1723 (Best 1990), and
their existence is confirmed by the mid C18 stewards? records (ibid)”.
‘The Buildings of England: North Lancashire’ (Pevsner N, 1969, page 102) identifies:
“Castle … the bailey is recognizable by the walls to the SW and the houses in a
Georgian and later medieval dress. Lord Torrington in 1792 wrote of ‘a foolishly fancied
Gothic house’. How much of genuine medieval survives around these houses and walls
has not been sorted out yet”.
The Clitheroe Conservation Area Appraisal (The Conservation Studio consultants,
adopted by the Borough Council following public consultation 3 April 2007) identifies:
“The prevalent use of local building stone”; “Clitheroe Castle, a Scheduled Ancient
Monument”; “The Castle Grounds which is included on the English Heritage Register of
Parks and Gardens”; “The architectural and historic interest of the area’s buildings, 88 of
which are listed”; “The distinctive skyline, especially as viewed from the Bashall Eaves
area of the Borough” (Summary of special interest).
“Clitheroe Castle is the most prominent feature, not just of the surrounding countryside
but within the conservation area and the town itself. The keep is perched on the highest
point of the limestone ridge and is surrounded by open land, mostly landscaped
parkland. Castle and development along the limestone ridge give the conservation area
a distinctive skyline” (Key views and vistas).
th
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“The conservation area is most notable for buildings from the late 18 century and 19
century, many of which replaced earlier structures- even the Church of St. Mary
Magdalene dates primarily from a rebuilding in 1828” (Architectural and historic
character).
The submitted Heritage Statement refers to a significance assessment undertaken in
2008 (Oxford Archaeology North):
“some of the window surrounds exhibit weathered furrow tool marks … The Museum
building probably dates to the late eighteenth century gothic or ‘gothick’ revival”.
2.

Proposed Development for which consent is sought

2.1

Listed building consent is sought for the possible replacement of three window head
stone lintels at the front elevation (North-East) of the Castle Museum.

2.2

The submitted Heritage Statement identifies that essential works are required to three
lintels which are defective and compromise the structural integrity of the building and
allow water ingress to the fabric. The aim is to carry out stone repair where possible but
it will be essential to replace at least one (Window 001) of the lintels. Works are to be
undertaken as an ‘honest repair’. Replacement materials are to be agreed with the
Borough Council’s conservation specialist.
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3.

Relevant Planning History
3/2017/0495 - Re-slating of pitched roof area behind parapet wall at Castle Museum.
LBC granted 1 September 2017.
3/2007/0039 – Restoration of existing Listed Museum and outbuilding incorporating
newbuild link building. External re-landscaping and remodelling of 3240 sq.m. site within
curtain wall of Castle site enabling greater public access. Planning permission granted 2
August 2007.
3/2006/1047 – Alteration and extension of Grade II listed Museum and outbuilding
incorporating restoration of existing buildings and localised alteration - to improve
access and from physical link into the new building. New building linking the existing
buildings together and providing accessible entrance facilities. External re-landscaping
and remodelling of 3240 sq.m site within the curtain wall of castle site enabling greater
public access. All works are aimed to keep the museum buildings in public use and
ensure financial viability of the facility. LBC granted 31 July 2007.
3/1984/0484 – Installation of gas central heating system at Castle House. LBC granted
11 October 1984.

4.

Relevant Policies
Planning (Listed Buildings and Conservation Areas) Act 1990
‘Preservation’ in the duties at sections 16, 66 and 72 of the Act means “doing no harm
to” (South Lakeland DC v. Secretary of State for the Environment [1992]).
Clitheroe Conservation Area Appraisal
NPPF
NPPG
Ribble Valley Core Strategy:
Key Statement EN5– Heritage Assets
Policy DMG1– General Considerations
Policy DME4– Protecting Heritage Assets

5.

Assessment of Proposed Development

5.1

Impact upon the special architectural and historic interest of the listed building (section
66 of the Act), the setting of listed buildings (section 16 of the Act) and the scheduled
monument, the character and appearance of Clitheroe Conservation Area (section 72 of
the Act) and the character of Clitheroe Castle historic park and garden:

5.2

In my opinion and in consideration to the advice below, the proposed works have been
carefully considered and are essential to ensure the proper preservation of the listed
building. A condition is suggested in order to ensure the compatibility of replacement
stone.

5.3

The Clitheroe Conservation Area Management Guidance (The Conservation Studio
consultants, 2005; subject to public consultation) identifies:
“Stonework: Alterations to wall surfaces are usually the most damaging that can be
made to the overall appearance of a historic building. Alterations or repairs to external
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elevations should respect historic fabric and match it in materials, texture, quality and
colour”.
5.4

‘Making Changes to Heritage Assets’ (Historic England, 2016) identifies:
“Original materials normally only need to be replaced when they have failed in their
structural purpose. Repairing by re-using materials to match the original in substance,
texture, quality and colour, helps maintain authenticity, ensures the repair is technically
and visually compatible, minimises the use of new resources and reduces waste”
(paragraph 11).
“Even when undertaking repair, care is needed to maintain the integrity of the asset”
(paragraph 13).

5.5

‘Conservation Principles, Policies and Guidance for the Sustainable Management of the
Historic Environment’ (English Heritage, April 2008) states:
“Repair necessary to sustain the heritage values of a significant place is normally
desirable if:
a. there is sufficient information comprehensively to understand the impacts of the
proposals on the significance of the place; and
b. the long term consequences of the proposals can, from experience, be demonstrated to
be benign, or the proposals are designed not to prejudice alternative solutions in the
future” (Paragraph 117).
“While sufficient work should be undertaken to achieve a lasting repair, the extent of the
repair should normally be limited to what is reasonably necessary to make failing
elements sound and capable of continuing to fulfil their intended functions” (Paragraph
118).

5.6

‘Masonry Decay: Dealing with the Erosion of Sandstone’ (Historic Scotland, 2005)
states:
“Four main considerations need to be borne in mind when deciding to replace masonry.
These are:
●
●
●
●

Authenticity: Would retention of original stone preserve the building’s integrity and
character?
Aesthetic: Does the appearance of the building depend on architectural
completeness, or on revealing the marks of time?
Structural: Is there real concern about safety, collapse or serious failure?
Functional: Is the building performing in the way it was designed?

… as a general rule the selective replacement of eroded stones should be all that is
required. Each wall-face should be structurally sound and effective in stopping
concentrations of water from getting into the building. The primary consideration should
be to replace eroded stones that were originally designed to throw water off the face of
buildings, but no longer do so. That way, the maximum benefit for the costs involved will
be achieved.
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… problems can emerge unless replacement stone accurately matches the properties of
the original. These can include changes in colour and performance, localised erosion,
and difficulties in trying to copy the original appearance left by the mason’s tools”.
5.1.7

‘The SPAB Approach’ (Society for the Protection of Ancient Buildings, 2017) identifies:
“The SPAB Approach is based on the protection of ‘fabric’ — the material from which a
building is constructed. A building’s fabric is the primary source from which knowledge
and meaning can be drawn. Materials and construction methods embodied in building
fabric illustrate changes in people’s ideas, tastes, skills and the relationship with their
locality. Fabric also holds character and beauty; the surfaces, blemishes and undulations
of old buildings speak of the passage of time and of lives lived. Wear and tear adds
beautiful patination that new work can only acquire through the slow process of ageing.
Building fabric is precious. A concern for its protection helps ensure that the essence of
an old building survives for future generations to appreciate” (page 8-9).
“Understanding: All conservation work involves decision-making. For these decisions to
be well-considered, knowledge and understanding are essential. The SPAB Approach
calls for an understanding of history, design and construction … Equally important is
understanding of structural issues … Thought and investigation should precede any
action” (page 11).
“Essential work only: The Society’s approach very often involves carefully considered
inaction. Where no problems exist, or where a problem has no major effect on use or
conservation, an old building is best left alone and simply enjoyed. Problems need to be
tackled, but the Society encourages work which is no more – but no less – than is
essential. Restricting work to these things helps ensure the maximum survival of historic
fabric. As a secondary benefit it should also reduce effort and cost” (page 12).

6.

Observations/Consideration of Matters Raised/Conclusion

6.1

Notification and referral to the Secretary of State: the referral to the Secretary of State of
all Local Authority own applications for planning permission for demolition in a
Conservation Area or for Listed Building Consent has now been streamlined. This
means that only where Historic England or a National Amenity Society has been notified
of the application; has given a written notice to the authority setting out the reasons for
objecting to the application and stating that the application should be referred to the
Secretary of State; and the authority doesn’t propose to refuse the application – then it
will be referred to the Secretary of State.

6.2

Therefore, in giving considerable importance and weight to the duties at section 16, 66
and 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990, in giving
‘great weight’ to the conservation of the designated heritage assets (NPPF paragraph
132) and in consideration to Key Statement EN5 and Policies DME4 and DMG1 of the
Ribble Valley Core Strategy, I would recommend that listed building consent be granted
conditionally.

RECOMMENDATION: That listed building consent is granted subject to the imposition of 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 18 of the Planning (Listed
Buildings and Conservation Areas) Act 1990.
2.

Precise specifications and samples of replacement stone to be used including its
substance, texture, colour and dressing shall have been submitted to and approved by
the Local Planning Authority before its use in the proposed works.
REASON: In order to safeguard the special architectural and historic interest of the listed
building.

BACKGROUND PAPERS
http://www.legislation.gov.uk/ukpga/1990/9/contents
[Planning (Listed Buildings and Conservation Areas) Act 1990]
https://www.historicengland.org.uk/images-books/publications/conservation-bulletin-73/
(page 46 ‘The Big Issue of Little Harm’, Conservation Bulletin: Issue 73 Winter 2014)
https://www.gov.uk/government/publications/national-planning-policy-framework--2
(National Planning Policy Framework)
https://www.gov.uk/guidance/national-planning-policy-framework/12-conserving-and-enhancingthe-historic-environment
(National Planning Policy Guidance: Conserving and Enhancing the Historic Environment)
https://www.historicengland.org.uk/images-books/publications/making-changes-heritage-assetsadvice-note-2/
(‘Making Changes to Heritage Assets’, Historic England, 2016)
https://content.historicengland.org.uk/images-books/publications/conservation-principlessustainable-management-historicenvironment/conservationprinciplespoliciesguidanceapr08web.pdf/
(‘Conservation Principles, Policies and Guidance’, Historic England, 2008)
https://www.ribblevalley.gov.uk/download/downloads/id/10010/adopted_core_strategy.pdf
(Adopted Core Strategy)
https://www.ribblevalley.gov.uk/downloads/download/3329/clitheroe_conservation_area
https://www.ribblevalley.gov.uk/downloads/file/3680/clitheroe_conservation_area_management
_guidance
(Clitheroe Conservation Area Appraisal and Management Guidance)
https://www.spab.org.uk/campaigning/spab-approach
(The SPAB Approach, 2017)
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APPLICATION REF: 3/2017/1227/P
GRID REF: SD 360374 437337
DEVELOPMENT DESCRIPTION:
PROPOSED TWO-STOREY EXTENSION TO EXISTING MEDICAL CENTRE AT BERRY
LANE MEDICAL CENTRE BERRY LANE LONGRIDGE PR3 3JJ
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CONSULTEE RESPONSES/ REPRESENTATIONS MADE:
TOWN COUNCIL:
No observations received at time of preparing this report.
ENVIRONMENT DIRECTORATE (COUNTY SURVEYOR):
Below are my comments to the previous application for this site (3/17/0620) which were
forwarded to you on the 3 Aug 2017. The application was subsequently approved. The current
application is similar to the previous however the footprint has been brought forward to avoid
encroachment into the adjacent park. The consequence of this is that the available staff parking
is further reduced which in the absence of any alternative arrangements would not be
acceptable and I would reiterate my previous concerns.
Currently the existing medical centre has no patient parking provision. Patients are expected to
park elsewhere within the town centre. There are a nearby car parks both pay and display and
customer / staff parking for the Co-Op. The site benefits from 18 on-site parking spaces (staff
only) which is 3 short of the maximum provision stated in the County Parking Standards for a
high accessibility site. Bearing this in mind, the proposed development will reduce the on-site
parking by 4 spaces to 14 whilst increasing the number of consulting rooms from 7 to 14 (+ 2
treatment rooms existing / proposed) On this basis the development would attract a maximum
parking provision of 60 spaces (3 spaces / consulting room). There will also be an increase in
staff from 30 to 45.
Bearing the above in mind I would have serious concerns that the proposed development would
increase the parking demand in this area to an unsustainable level leading to road safety
concerns and the loss of amenity for local residents and businesses. On this basis I would have
to recommend that the application be refused due to the over intensification of the site and the
lack of parking provision.
Nevertheless should your council be minded to approve this application I would request that in
addition to the conditions attached to the previous permission (specifically Conditions 4, 5 and
6) the following conditions be attached to any permission that may be granted.
1

Prior to first occupation of the proposed extension the applicant shat submit details of
the proposed parking contract as referred to within the submitted draft travel plan. The
contract parking shall provide for the staff displaced from the existing car park (14) and
also the addition parking generated by the increase in staff (+15). Total 29 spaces

2

The cycling facilities to be provided in accordance with a scheme to be approved by the
Local Planning Authority and the cycling facilities to be provided in accordance with the
approved plan, before the use of the premises hereby permitted becomes operative.
Reason: To allow for the effective use of the parking areas.

ADDITIONAL REPRESENTATIONS:
None
1.

Site Description and Surrounding Area
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1.1

The building is located in the town centre of Longridge and within the Longridge
Conservation Area. It is adjacent to the Berry Lane Car park and the land to the rear
forms part of the Longridge Recreation Ground

2.

Proposed Development for which consent is sought

2.1

This application seeks detailed consent for a two storey extension on the side of the
Berry Lane Medical Centre. The proposal would also involve the loss of some existing
parking area used by the Centre. The extension would link into the main building and be
2 storey with a mansard roof. It would create an additional 460m2 floorspace.

2.2

The extension would provide an additional 9 consulting rooms as well as further storage
rooms, meeting rooms and office space. The proposal is designed to match the existing
building to be of brick construction and rendered panels with a concrete tiled mansard
roof. The maximum height from the finished floor level is approximately 9m. The staff
parking area is reduced from 18 spaces to 6.

3.

Relevant Planning History
3/2005/0810 Single storey rear consultation room extension – Approved
3/2017/0620 – Change of use of existing RVBC play area to form part single-storey, part
two-storey extension to the rear of the existing medical centre. Approved

4.

Relevant Policies
Ribble Valley Core Strategy (Adopted Version)
Key Statement DS1 – Development Strategy
Key Statement DS2 – Presumption in Favour of Sustainable Development
Key Statement EN2 – Landscape
Key Statement EN3 – Sustainable Development and Climate Change
Key Statement EN5 – Heritage Assets
Key Statement EC1 – Business and Employment Development
Key Statement DMI2 – Transport Considerations
Policy DMG1 – General Considerations
Policy DMG2 – Strategic Considerations
Policy DMG3 – Transport and Mobility
Policy DME2 – Landscape and Townscape Protection
Policy DME3 – Site and Species Protection and Conservation
Policy DME4 – Protecting Heritage Assets
Policy DMB1 – Supporting Business Growth and the Local Economy
Policy DMB4- Open Space Provision
Historic Environment Planning Practice Guidance (HEPPG)
National Planning Policy Framework
Technical Guidance to National Planning Policy Framework
National Planning Practice Guide
Longridge Conservation Area Appraisal and Management Guidance
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5.

Assessment of Proposed Development

5.1

Principle
5.1.1

5.2

The principle of this development remains acceptable given its location within the
key settlement of Longridge which is regarded as a sustainable location.
However, consideration needs to be given to all other Development issues which
would include heritage impact, highway safety and residential amenity and in this
instance the loss of public open space.

Highway Safety and Accessibility
5.2.1

The site is located within a central position of Longridge with close access to bus
stops and is access to public car parks. However it is evident that the County
Surveyor does object to the proposal due to the lack of parking to accommodate
the existing facility and the extension.

5.2.2

The scheme provides for 6 car parking spaces for the staff. The adjacent public
car park has provision for 29 permit holders, 18 pay and display and 4 disabled
bays.

5.2.3

It is clear that the main concern relates to lack of parking and associated highway
issues resulting from the development and I fully accept that this is substandard
but I consider regard should be given to the community benefit and an
assessment of spaces available for public use in the vicinity. A survey carried out
by the Council in April indicated that the overall occupancy during a week in April
ranged from 16% to 33% which would appear to indicate a significant degree of
spare capacity. In order to assess the impact of the lack of car parking spaces I
requested the applicant to provide a survey of the use of the adjacent car park to
assess the availability of spaces. The survey confirms that the main permit and
public car park is not fully used whereas the private surgery car park is mostly
occupied. The car park survey indicates that the existing medical centre car park
is at its busiest during the mornings and is more freed up during the lunchtime
and afternoon periods. Both the permit and pay and display car parks are shown
to have plenty of free spaces throughout the week.

5.2.4

The applicant has submitted a draft travel plan dated 20/12/17 and additional
details in an attempt to overcome the concerns of the County Surveyor. As
anticipated the Highway authority still objects to the development. However,
having regard to all other considerations I am satisfied with the intention of the
document which aims to achieve a shift of 25% away from car usage to other
means of transport within 2 years of occupancy of the extension. I understand
the aim but from my experience this would be somewhat unrealistic. However the
document includes details of ways in which staff and public will be encouraged to
car share and use public transport is an attempt to reduce the impact. I do
consider that it would be difficult to enforce and there would be a need to have
objectives that are measurable. Some items such as secure cycle storage and
cycle rack fixings should be achieved prior to occupation rather than included as
a strategy in the Travel Plan.
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5.3

Design
5.3.1

5.4

Heritage/Cultural
5.4.1

5.5

In relation to the design I am satisfied that the proposal is in keeping with the
existing building and the immediate environment. However, the building will
create an additional built form in the Conservation Area and there could be an
opportunity to use higher quality contrast materials that may be more
appropriate. An amended plan has now been submitted which gives a slight
reduction in roof height of the extension and uses different materials to break up
the massing of the building with the introduction of stone band courses and quoin
detailing.

This proposal falls within the Longridge Conservation Area. The immediate car
park on Berry Lane has been identified in the Longridge Conservation Character
appraisal as weakness. I recognise that the building itself is of limited
architectural value. The extension itself would elongate the built form and reduce
the intervisibility of the Conservation Area from the adjoining park but I do not
consider this would have a harmful impact on the setting of the Conservation
Area.

Residential Amenity/ Noise
5.5.1

The issues in relation to residential amenity are predominantly traffic issues. The
proposal no longer includes the loss of recreational facilities.

5.5.2

The impact in relation to highway issues has been covered in a previous section
but it is evident that the loss of parking spaces and the expansion of an existing
facility would be likely to result in additional traffic movements and pressure for
parking which may have a slight impact on the residents of Longridge. However,
given the nature of the immediate residential properties and the availability of
public parking and off street parking I do not consider this to be unduly harmful.

6.

Observations/Consideration of Matters Raised/Conclusion

6.1

I recognise the traffic concerns but I am of the opinion that the proposal would secure
improved infrastructure facilities with the resultant expansion of the Medical centre. I
consider that this is a material consideration and subject to appropriate conditions to
minimise the impact on the highway network and the loss of recreational facilities that a
recommendation of approval is appropriate.

RECOMMENDED: That the application be APPROVED subject to the following
conditions:
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 as amended by Section 51 of the Planning and Compulsory Purchase
Act 2004.
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2.

Unless explicitly required by condition within this consent, the development hereby
permitted shall be carried out in complete accordance with the proposals as detailed on
drawings:
Existing and Proposed Site Plan
5703-FWP-L(20)02
Proposed Elevations and Floor Plans
5703-FWP-L (21)04 Rev P1.2 received 5/02/18
Proposed Ground Floor, First Floor and Roof Plans
5703-FWP-L(21) 03
REASON: For the avoidance of doubt and to clarify which plans are relevant to the
consent.

3.

Only those external materials and surfacing materials as approved under condition 2
shall be used in the development.
REASON: To ensure that the appearance of the development is appropriate to the
character of the building and setting of the area and comply with Policies DMG1 and
DME4 of the Ribble Valley Core Strategy adopted version

4.

No development shall take place until a Construction Method Statement has been
submitted to and approved in writing by the local planning authority. For the avoidance
of doubt the submitted statement shall provide details of:
A.
B.
C.

The location of parking of vehicles of site operatives and visitors
The location for the loading and unloading of plant and materials
The location of storage of plant and materials used in constructing the
development
D. The locations of security hoarding
E.
The location and nature of wheel washing facilities to prevent mud and
stones/debris being carried onto the Highway (For the avoidance of doubt such
facilities shall remain in place for the duration of the construction phase of the
development) and the timings/frequencies of mechanical sweeping of the adjacent
roads/highway
F. Periods when plant and materials trips should not be made to and from the site
(mainly peak hours but the developer to identify times when trips of this nature
should not be made)
G. The highway routes of plant and material deliveries to and from the site.
H. Measures to ensure that construction and delivery vehicles do not impede access
to adjoining properties.
I.
Days and hours of operation for all construction works.

The approved statement shall be adhered to throughout the construction period of the
development.
REASON: In the interests of protecting residential amenity from noise and disturbance
and to ensure the safe operation of the Highway in accordance with Policies DMG1 and
DMG3 of the Ribble Valley Core Strategy.
5.

The car parking identified on the approved plans as referred to in condition 2 shall be
appropriately surfaced or paved in accordance with the approved details. Unless
otherwise agreed by the LPA the spaces shall be available for use before the
development hereby approved is first brought into use.
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REASON: In order to ensure a satisfactory design of the building and in the interests of
highway safety and comply with Policies DMG1 and DMG3 of the Ribble Valley Core
Strategy adopted version.
6.

Prior to occupation of the extension a car parking and traffic management plan shall be
submitted to and approved in writing by the Local Planning Authority. The scheme shall
be implemented in accordance with the details so approved and retained thereafter
unless agreed otherwise in writing with the Local Planning Authority. The proposed

parking contract as referred to within the submitted draft travel plan. The contract
parking shall provide for the staff displaced from the existing car park ( 14) and
also the addition parking generated by the increase in staff ( +15). Any Travel Plan
shall be submitted to and agreed in writing by the Local Planning Authority before
commencement of the development and implemented within an agreed time frame.
REASON: In the interests of the amenities of the area and highway safety and to comply
with Policies DMG1 of the Ribble Valley Core Strategy Adopted Version. As part of any
car parking management this shall include the purchase of long stay parking permits for
and consideration of a parking voucher system for clients.
7

Cycling facilities shall be provided in accordance with a scheme to be approved by the
Local Planning Authority with the cycling facilities to be provided in accordance with the
approved plan, before the use of the extension hereby permitted becomes operative.
REASON: To allow for the effective use of the parking areas and to comply with Policies
DMG1 of the Ribble Valley Core Strategy Adopted Version.

BACKGROUND PAPERS
https://www.ribblevalley.gov.uk/site/scripts/planx_details.php?appNumber=3%2F2017%2F1227
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APPLICATION REF: 3/2018/0075
GRID REF: SD 369004 432944
DEVELOPMENT DESCRIPTION:
TWO STOREY AND SINGLE STOREY REAR EXTENSION AT 2 ELY CLOSE WILPSHIRE
BLACKBURN BB1 9LS
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CONSULTEE RESPONSES/ REPRESENTATIONS MADE:
PARISH COUNCIL:
Concerns have been raised due to the proposed balcony and a possible impact on residential
amenity.
ENVIRONMENTAL DIRECTORATE (COUNTY SURVEYOR):
Initially objected on the basis of inadequate parking but based on additional information showing
adequate parking there is no longer an objection.
ADITIONAL REPRESENTATIONS:
A number of representations have been received in respect of this development;
•
•
•
•
•
•
•
•
•
•

Loss of light
Visually intrusive
Overly Large/ excessive development
Overshadowing
Loss of privacy
Misleading/ inaccurate plans
Negative precedent in the area
Damage to water table/ Garden Flooding
Not in keeping with the neighbourhood
Possible multiple occupancy/ distinct dwelling

1.

Site Description and Surrounding Area

1.1

2 Ely Close is located in a residential area towards the north of the defined settlement of
Wilpshire. The immediate area is predominantly residential in character, with Blackburn
& District Children’s home 90m to the west.

1.2

The property is a detached dwelling similar to its neighbours on Ely Close. Due to the
topography of the land the application property consists of two storeys on the front
elevation and three at the rear.

2.

Proposed Development for which consent is sought

2.1

Consent is sought for the erection of a single storey extension to the rear, and a two
storey extension also to the rear. The proposed two storey extension will project 4m from
the rear elevation of the dwelling and would have a width of 4m. The two storey
extension will have a pitched roof with a ridge height of 5m and an eaves height of 4m.

2.2

The single storey rear extension will project 4m from the rear elevation of the dwelling
and have a width of 4m. The single storey extension will have a flat roof to
accommodate a balcony with a maximum height of 2.5m.

3.

Relevant Planning History
The application property has no planning history.

4.

Relevant Policies
Ribble Valley Core Strategy
Policy DMG1 – General Considerations
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Policy DMH5 – Residential and Curtilage Extensions
Other Material Considerations:
National Planning Policy Framework (NPPF)
Technical Guidance to the National Planning Policy Framework
Planning Practice Guidance (PPG)
5.

Assessment of Proposed Development

5.1

Principle of Development
5.1.1

5.2

The issues that need to be considered are visual impact, residential amenity and
highway safety.

Impact upon Residential Amenity:

5.2.1 It is important to consider the potential impact the proposed development would
have on the residential amenity of the occupiers of nearby dwellings. The
proposed extensions will both be located on the north (rear) elevation of the
property.

5.3

5.2.2

There are no windows proposed on the side elevations of the single storey
extension it is therefore considered that the single storey extension would not
have an unacceptable impact on the neighbouring property 1 Durham Road to
the east through loss of privacy. This is based on the revised plan which has
deleted the balcony element from the scheme.

5.2.3

The two storey extension, which will be located on the west side of the rear
elevation, will include a first floor window on the western elevation facing towards
4 Ely Close; this window will service a hall way leading to the stairs down into the
ground level/basement of the dwelling. As such, it would not serve a habitable
room and, the window will also be obscure glazed to limit any possible
overlooking on the neighbouring property. Subject to the use of obscure glass in
the aforementioned first floor window there would be not undue harm to the
privacy of the occupants of 4 Ely Close. Furthermore, it is not considered that the
additional built form proposed would result in a loss of light or outlook from the
rear habitable room windows of 4 Ely Close.

Visual Amenity/ External Appearance:
5.3.1

Policies DMG1 and DMH5 of the Ribble Valley Core Strategy requires extensions
to be in keeping with the existing house and the surrounding buildings in terms of
scale, size, design and facing materials. Any extension should be well
proportioned and sit comfortably with the original building. It should respect the
scale and proportions of the original dwelling and should not overwhelm it.
Furthermore, new development should make a positive contribution to the local
character and distinctiveness of the existing building.

5.3.2

In terms of design, the proposed extensions would be commensurate to the scale
of the main dwelling. The proposal will be set down from the ridge line of the
existing dwelling by 4.5m, thereby remaining subservient.
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5.4

5.3.3

It is considered that the proposed development would not adversely harm the
character of the existing dwelling nor would it result in any harm to the host
dwelling or the surrounding area, the materials proposed would maintain
coherence between the main dwelling and the proposed development and would
accord with the Ribble Valley Core Strategy Policies DMG1 and DMH5.

5.3.4

The proposed extensions are proposed to the rear of the property and will not be
visible from the highway, and due to the property being 3 storey to the rear the
roof element of the extensions will not be visible as they will be screened by the
existing property.

Highways Safety
5.4.1

5.5

The county surveyor has confirmed that there is sufficient parking available for
the dwelling post extension to meet the required parking standards and has
removed their objections. It is therefore considered that the proposal would not
have an impact on highway safety.

Other Matters
5.5.1

The parish council’s objections have been noted, however due to successful
negotiations the balcony, and subject of the objection, has been deleted from the
scheme.

6.

Conclusion

6.1

The proposed development would not result in any significant harm to the character and
appearance of the existing dwelling or the surrounding area, according with Policies
DMG1 and DMH5 of the Ribble Valley Core Strategy. The proposal will not cause any
significant harm to the amenity of neighbouring residents nor would it have an
unacceptable impact on highways safety. Accordingly, it is recommended that the
application be approved.

RECOMMENDATION: That the application be APPROVED subject to the imposition of the
following condition(s):
1.

The development hereby permitted shall be commenced before the expiration of three
years from the date of this permission.
REASON: Required to be imposed pursuant to Section 91 of the Town and Country
Planning Act 1990 as amended by Section 51 of the Planning and Compulsory
Purchasing Act 2004.

2.

Unless explicitly required by this consent, the development hereby permitted shall be
carried out in complete accordance with the proposals as detailed on drawings:
Location Plan HM/0075/01
Garage and Driveway HM/0075/02 (Amended plans received 14/02/2018)
Proposed Floor Plan HM/0075/03(Amended Plans Received 20/02/2018)
Side Elevation Proposed HM/0075/04(Amended Plans Received 20/02/2018)
Proposed 3D Elevation HM/0075/05(Amended Plans Received 20/02/2018)
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REASON: For the avoidance of doubt and to clarify which plans are relevant to the
consent.
3.

4.

All new external work and finishes shall match those of the existing dwellinghouse in
respect of materials used, detailed execution and finished appearance except where
indicated otherwise on the approved drawings.
REASON: To ensure that the materials to be used are appropriate to the locality in
accordance with Policies DMG1 and DMH5 of the Ribble Valley Core Strategy.
Before the first occupation of the building/ extension hereby permitted the new window
on the first floor west elevation of the two storey extension shall be fitted with obscure
glazing and any part of the window that is less than 1.7m above the floor of the room in
which it is installed shall be non-opening. The window shall be permanently retained in
that condition thereafter.
REASON: To ensure the protection of privacy for neighbouring occupiers, and in the
interests of residential amenity, in accordance with Policy DMG1 of the Ribble Valley
Core Strategy.

5.

The roof area of the extension hereby permitted shall not be used as a balcony, roof
garden or similar amenity area without the prior written consent of the Local Planning
Authority
REASON: To protect the amenities and privacy of the neighbouring properties and in
accordance with policy DMG1 of the Ribble Valley Core Strategy.

BACKGROUND PAPERS
https://www.ribblevalley.gov.uk/site/scripts/planx_details.php?appNumber=3%2F2018%2F0075
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APPLICATION REF: 3/2018/0082
GRID REF: SD 368741 433953
DEVELOPMENT DESCRIPTION:
PROPOSED ERECTION OF A TWO STOREY HOLIDAY COTTAGE FOLLOWING
DEMOLITION OF AN EXISTING DUTCH BARN (RESUBMISSION OF APPLICATION
3/2017/0644) AT DEWHURST FARM, LONGSIGHT ROAD, LANGHO BB6 8AD
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CONSULTEE RESPONSES/ REPRESENTATIONS MADE:
PARISH COUNCIL:
Wilpshire Parish Council: Do not believe that this development is directly comparable with the
development at Mellor (quoted in accompanying supporting documentation).
Should planning permission be granted the parish council would like to see a condition attached
that this cottage should be kept as a holiday let in perpetuity and would also request a register
be kept in regards to short term bookings.
Langho and Billington Parish Council: None received at time of writing.
ENVIRONMENT DIRECTORATE (COUNTY SURVEYOR):
No objection subject to appropriate conditions.
ADDITIONAL REPRESENTATIONS:
None received at the time of writing.
1.

Site Description and Surrounding Area

1.1

This application is a re-submission of a previously refused application and seeks
consent for the demolition of an existing dutch barn and the erection of a two storey
holiday let unit with associated parking at Dewhurst Farm, Longsight Road, Langho.
Dewhurst Farm is located at the end of an access track off the south side of the A59
within the Parish of Billington and Langho and outside any settlement boundary and is
therefore designated as open countryside.

1.2

There is a history of planning applications relating to the complex of farm buildings at
Dewhurst Farm. The group of buildings comprises a detached single storey farmhouse,
a large stone built barn with planning consent for conversion into three market dwellings
and a small agricultural building with approval for conversion to a single dwelling. The
derelict dutch barn which is proposed to be demolished as part of this application has
also been subject to two planning applications which sought conversion to a residential
dwelling under Class Q permitted development rights.

2.

Proposed Development for which consent is sought

2.1

Planning application 3/2017/0644 for the erection of a two storey holiday cottage at
Dewhurst Farm was refused on the 8 August 2017 for the following reasons:
1. The proposal, by virtue of its design, external appearance, scale and elevational
language would result in a poorly designed and incongruous form of development
that fails to respond positively to or enhance the immediate context, being of
detriment to the visual amenity and character of the area contrary to Key Statement
EN2 and policies DMG1, DMG2 and DMB3 of the Ribble Valley Core Strategy.
2. The proposal, by virtue of its harmful effect from the likely impact of domestic
paraphernalia such as parked vehicles, children's play equipment and garden
furniture on this part of the open countryside would represent an urban
encroachment to the significant detriment of the character and appearance of the
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landscape, contrary to Key Statement EN2 and Policies DMG1, DMG2 and DMB3 of
the Ribble Valley Core Strategy.
2.2

The agent in his covering letter dated 31 January 2018 compares the previously refused
application at Dewhurst Farm (3/2017/0644) to the Committee’s decision to approve a
planning application for three holiday units at Cunliffe Moss Farm, Saccary Lane, Mellor
(application 3/2017/0700) at the Committee meeting on 26 October 2017. In particular
the agent notes that the same holiday unit design as proposed at Dewhurst Farm was
approved as one of three holiday units at Cunliffe Moss Farm. The agent accuses the
local planning authority of being “inconsistent in how they have determined these
applications”.

2.3

Members will be aware that each proposal needs to be considered on its own individual
merits taking account of the particular circumstances. Whilst there may be some general
similarities between the two cases referred to (i.e. they both propose new build holiday
accommodation in the open countryside) the particular circumstances in each case are
not sufficiently similar to result in a precedent effect. However, the decision at Cunliffe
Moss Farm is a consideration to be weighed in the planning balance.

2.4

The proposed unit of holiday accommodation would be located on agricultural land to the
north of the existing farm complex. The proposed building would have a ‘T’ shaped floor
plan with front and rear two storey gables at its western end. Accommodation would
comprise a dining room/kitchen, sitting room and bedroom at ground floor and at first
floor would be a lounge, bathroom and three bedrooms, two with en-suite bathrooms.
The building would measure 13m in length and around 12.5m in width at its widest part
and would have a ridge height of 6.7m. The primary elevation would be north-facing
towards Longsight Road and would have long distance views towards the Forest of
Bowland AONB which would be facilitated by a first floor glazed balcony and patio doors.
The application also includes the creation of associated parking and garden areas with
parking for up to four vehicles.

3.

Relevant Planning History
3/2017/0644 - Proposed erection of a two storey holiday cottage following demolition of
an existing dutch barn. Refused.
3/2016/0023 - Prior approval of proposed change of use of agricultural building to a
dwellinghouse (Class Q(b) only). Refused.
3/2015/0632 - Prior approval of proposed change of use of agricultural building to a
dwellinghouse (Class Q(a) only). Approved.

4.

Relevant Policies
Ribble Valley Core Strategy
Key Statement DS1 – Development Strategy
Key Statement DS2 –Sustainable Development
Key Statement EN2 – Landscape
Key Statement EC1 – Business and Employment Development
Key Statement EC3 – Visitor Economy
Policy DMG1 – General Considerations
Policy DMG2 – Strategic Considerations
Policy DMG3 – Transport and Mobility
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Policy DME2 – Landscape and Townscape Protection
Policy DME3 -- Site and Species Protection and Conservation
Policy DMB1 – Supporting Business Growth and the Local Economy
Policy DMB3 – Recreation and Tourism Development
Other Material Considerations:
National Planning Policy Framework (NPPF)
Technical Guidance to the National Planning Policy Framework
Planning Practice Guidance (PPG)
5.

Assessment of Proposed Development

5.1

The matters to be considered in the determination of this application relate to the
principle of the development, the impact of the proposed development upon the visual
appearance and character of the surrounding area, its effect on residential amenity,
ecology and highway safety.

5.2

Principle of Development
5.2.1

Core Strategy Key Statement EC3 relates specifically to the visitor economy
stating that proposals that contribute to and strengthen the visitor economy of
Ribble Valley will be encouraged. The proposed development would contribute to
the tourism economy and accords with the general intentions of Key Statement
EC3. Key Statement EC1 ‘Business and Employment Development states that
“Developments that contribute to farm diversification, strengthening of the wider
rural and village economies or that promote town centre vitality and viability will
be supported in principle”.

5.2.2

The application site is located in the Open Countryside. Core Strategy Policy
DMG2 requires development outside of defined settlement areas to meet at least
one of six considerations one of which is the following:
4. The development is for small scale tourism or recreational developments
appropriate to a rural area.

5.2.3

In my opinion the proposal is for a small scale tourism development of a type that
is appropriate to a rural area. Policy DMB3 relates specifically to recreation and
tourism development. Tourism and visitor attractions are generally supported
subject to the following criteria being met:
1. The proposal must not conflict with other policies of this plan;
2. 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;
3. The development should not undermine the character, quality or visual
amenities of the plan area by virtue of its scale, siting, materials or design;
4. 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;
5. The site should be large enough to accommodate the necessary car parking,
service areas and appropriate landscaped areas; and
23

6. The proposal must take into account any nature conservation impacts using
suitable survey information and where possible seek to incorporate any important
existing associations within the development. Failing this then adequate
mitigation will be sought.

5.3

5.2.4

The proposed development is reasonably located in terms of access to services
and facilities, being around 2.2km from Langho, although it is likely that visitors
would be largely dependent on the private motor vehicle. It is considered that the
proposed development complies with the general intentions of policies DMG2
and DMB3 and is acceptable in principle subject to meeting the detailed criteria
of that policy and any other material considerations.

5.2.5

The LPA have requested that the agent provide an economic justification to
accompany this application, however the agent has refused to provide such
information, commenting that there is no policy requirement for them to do so.
Whilst it is accepted that there is no specific policy requirement for the applicant
to provide this information, such information is often submitted with this type of
application and it is considered that the information requested is not
unreasonable. In most cases one would expect that the applicant will have
calculated the potential costs builds for the development and researched the
demand for holiday lets in this area before progressing to the stage of submitting
a formal planning application.

5.2.6

Considering the above, despite the request of the LPA the applicant has not
provided a financial justification or business case, however this in itself if not
considered to be a reason to refuse the application at this stage.

Effects Upon the Landscape/Visual Amenity
5.3.1

As required by Policy DMG2 of the Core Strategy, 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. Key Statement EN2 provides
additional guidance on development in the open countryside stating that
“developers should adopt a non-standardised approach to design which
recognises and enhances local distinctiveness”. Policy DMB3 ‘Recreation and
Tourism Development’ requires development of the sort proposed to “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” and that development should not
undermine the character, quality or visual amenities of the plan area by virtue of
its scale, siting, materials or design. It is therefore clear that whilst the
development of a unit of holiday accommodation is acceptable in principle in rural
areas, great care must be given to ensure that the building does not harm the
character and visual appearance of the area.

5.3.2

In this case the proposed development is well-related to the existing group of
buildings at Dewhurst Farm and the proposal would not introduce built
development into an area largely devoid of structures. It is accepted that the
existing dutch barn on site presents built form within the landscape, however this
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is in the form of a building that is typically found within this rural location. I do not
consider its removal as part of the proposed development to result in any
material weight in favour of the application. It is acknowledged however that the
existing barn is not capable of conversion.
5.3.3

The proposed holiday home has been designed to a height that is reflective of
the existing buildings at Dewhurst Farm. The proposed building would be visible
from Longsight Road (A59) around 300m north of the application site.
Unrestricted and close-up views of the building would be gained from the public
right of way (footpath no.6) that is routed through the farm yard at Dewhurst
Farm.

5.3.4 It is noted that there are range of building styles in the surrounding area with
modern residential development at The Rydings around 125 metres east of the
application site in the form of two storey semi-detached and detached properties
and a collection of modern hospital buildings are also located to the south-east of
the site.
5.3.5 Generally there is a requirement for new development in a farmstead setting to
be sympathetic to the size, scale, design and character of the existing farm
buildings. In this case however the farm complex at Dewhurst Farm is located in
close proximity to the A59 corridor and is viewed alongside modern development.
Whilst the proposed building’s design and elevational language fails to reflect the
style of the adjacent farmstead buildings it is considered that, taking into account
the adjacent residential and hospital development, the proposals would not result
in such undue visual harm to warrant refusal of the application.
5.3.6

It is to be noted that the design and elevational language of the building in this
case is considered adequate only by virtue of the site’s location adjacent to
modern development. There has been unwillingness by the planning agent to
negotiate with officers on the design of the proposal which it is considered could
have been significantly improved.

5.3.7 The proposed site layout plan denotes the introduction of formal parking areas
and landscaped garden, with the introduction of further domestic paraphernalia
associated with such a use a formality. The existing dutch barn is surrounded by
agricultural land and the proposed development would result in the loss of some
grazing land which would be incorporated into the curtilage of the holiday unit. It
is considered in such an instance that landscaped garden areas be kept to a
minimum, with the associated curtilage drawn tight to the footprint of the building.
Given there are no existing boundaries or landscape features that could be used
to define the plot in this case, the area of land within which the proposed holiday
unit would be sited measures 25m x 25m. This is not dissimilar to other holiday
units recently approved by the Council. There would be a requirement to ensure
that site boundaries are suitably defined taking into account the countryside
location. The boundaries of the adjacent barn conversions will, as required by
planning condition, be defined by 1.2m high random stone walls and it is
considered appropriate to continue this boundary treatment.
5.4

Observations/Consideration of Matters Raised/Conclusion
5.4.1

In terms of its impact on the residential amenity of nearby residents, the
application site bounds the approved curtilage of The Shippon, a former
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agricultural building with consent for conversion to a dwellinghouse that is
currently under construction. The proposed building would be located around
22m from the rear elevation of The Shippon and would not result in any loss of
light or outlook from this property. It is considered that planning conditions could
be imposed that would ensure that no overlooking would occur from the windows
on the westerly facing elevation of the proposed holiday unit towards the private
amenity space of The Shippon. The first floor windows on the west side of the
southerly (rear) elevation would be located around 10m from the shared
boundary with The Shippon. Due to the intervening distance and layout of the
plots it is not considered that there would be an unacceptable overlooking of the
rear garden area of The Shippon to warrant a reason for refusal.

5.5

5.4.2

Policy DMB3 requires recreation and leisure developments to be well related to
the existing highway network. The application site is accessed off the A59, the
main strategic route in the borough. The scale and type of development would
not result in a significant increase in traffic movement to produce any undue
problems or disturbance. The County Highways Surveyor is satisfied with
improvements proposed to be made to the access road that serves the complex
of buildings at Dewhurst Farm including a passing place, widening of the site
access and improved sightlines. It is recommended that the application be
subject to highways related conditions.

5.4.3

In terms of its impact on local wildlife and ecology, the application is not
supported by a bat, barn owl and nesting bird survey. However, it is considered
that the existing building would be unlikely to support roosting bats due to its
open sides and roof construction and demolition of the building could be
conditioned to take place outside of the nesting bird season. In accordance with
Core Strategy Policy DME3 there would be a requirement to provide appropriate
enhancement measures to improve biodiversity in the surrounding area in the
form of artificial nesting/roosting features.

Conclusion
5.5.1

Having regard to the above, it is considered that the proposed holiday let would
not result in an unacceptable impact on the visual appearance and character of
the immediate area. Accordingly it is recommended that the application be
approved.

RECOMMENDATION: That the application be APPROVED subject to the following conditions:
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.

Unless explicitly required by condition within this consent, the development hereby
permitted shall be carried out in complete accordance with the proposals as detailed on
drawings:
Tur/155/2449/01
Tur/155/2449/02
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REASON: For the avoidance of doubt and to clarify which plans are relevant to the
consent.
3.

The external facing materials, detailed on the approved plans, shall be used and no
others substituted.
REASON: To ensure that the materials to be used are appropriate to the locality in
accordance with Key Statement EN2 and Policy DMG1 of the Ribble Valley Core
Strategy.

4.

Notwithstanding the provisions of The Town and Country Planning (Use Classes)
(Amendment) (England) Order 2015, or any equivalent Order following the revocation
and re-enactment thereof (with or without modification), the holiday cottage hereby
approved shall only be used as holiday accommodation and for no other purpose,
including any other purpose within Use Class C3.
REASON: For the avoidance of doubt, and to avoid an over-intensive use and to ensure
that the development remains compatible with the character of the area and the intensity
and frequency of usage remains proportionate to the use hereby approved in
accordance with Policies DMG1, DME2, DMB1 and DMB3 of the Ribble Valley Core
Strategy.

5.

The holiday unit hereby approved shall not be let to or occupied by any one person or
group of persons for a combined total period exceeding 90 days in any one calendar
year and in any event shall not be used as a unit of permanent accommodation or any
individual(s) sole place of residence. A register of all occupants of the accommodation
hereby approved shall be maintained at all times and shall be made available for
inspection by the Local Planning Authority on request. For the avoidance of doubt the
register shall contain the name and address of the principal occupier together with dates
of occupation.
REASON: For the avoidance of doubt and ensure that the use remains compatible with
the character of the area and the intensity, frequency and nature of the usage remains
commensurate and relevant to the nature of the consent sought in accordance with
Policies DMG1, DMG2, DMB3 and Key Statements EC1 of the Ribble Valley Core
Strategy.

6.

Notwithstanding the provisions of Classes A to H of Part 1 of the Town and Country
Planning (General Permitted Development) (England) Order 2015, or any Order revoking
and re-enacting that Order, the holiday cottage hereby permitted shall not be altered or
extended, no new windows shall be inserted (including rooflights) and no additional
buildings or structures shall be erected within its external area unless planning
permission has first been granted by the Local Planning Authority.
REASON: To enable the Local Planning Authority to exercise control over development
which could materially harm the amenities of nearby residents in accordance with Policy
DMG1 of the Ribble Valley Core Strategy.

7.

The proposed access to the site from Longsight Road, Langho shall be constructed to a
minimum width of 6m and this width shall be maintained for a minimum distance of 10m
measured back from the nearside edge of the carriageway. Such construction should be
completed prior to any other works commencing on site.
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REASON: To enable vehicles to enter and leave the premises in a safe manner without
causing a hazard to other road users in accordance with Ribble Valley Core Strategy
Policies DMG1 and DMG3.
8.

Notwithstanding the submitted details, no part of the development hereby approved shall
commence until a detailed design indicating that the required sight lines of 200m in both
directions can be attained and maintained from a point 2.4m south of the edge of the
carriageway of A59 Longsight Road has been submitted to, and approved by, the Local
Planning Authority in consultation with the Highway Authority. The scheme shall be
implemented, constructed and completed in full in accordance with the approved details
prior to the development being first brought into use.
The land within these splays shall be maintained thereafter, free from obstructions such
as walls, fences, trees, hedges, shrubs, ground growth or other structures within the
splays in excess of 1.0 metre in height above the height at the centre line of the adjacent
carriageway.
REASON: To enable vehicles to enter and leave the premises in a safe manner without
causing a hazard to other road users in accordance with Ribble Valley Core Strategy
Policies DMG1 and DMG3.

9.

The access road improvements shown on submitted Drawing Number Tur/155/2449/02
shall have been fully completed prior to the first occupation of the holiday cottage hereby
permitted.
REASON: In the interests of highway safety and to comply with Policy DMG1 of the
Ribble Valley Core Strategy.

10.

No external lighting shall be installed on any structure hereby approved, or elsewhere
within the site, without the prior written approval of the Local Planning Authority. Details
of any such lighting shall be submitted to and approved in writing by the Local Planning
Authority prior to its installation. Only the duly approved lighting shall be installed on the
buildings hereby approved.
REASON: In order to ensure a satisfactory appearance in the interests of visual amenity
and to prevent nuisance arising in accordance with Key Statement EN2 and Policy
DMG1 of the Ribble Valley Core Strategy.

11.

Notwithstanding the submitted details, prior to the commencement of the development,
section details at a scale of not less than 1:20 of the proposed boundary
treatments/fencing, walling including any coping details shall have been submitted to and
approved by the Local Planning Authority. The development shall be carried out in strict
accordance with the approved details.
REASON: In order that the Local Planning Authority may ensure that the detailed design
of the proposal is appropriate to the locality in accordance with Policy DMG1 of the
Ribble Valley Core Strategy.

12.

Before the first occupation of the building hereby permitted the first floor bathroom
window in the west facing elevation shall be fitted with obscured glazing and any part of
the window that is less than 1.7m above the floor of the room in which it is installed shall
be non-opening. The window shall be permanently retained in that condition thereafter.
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REASON: To ensure the protection of privacy for neighbouring occupiers, and in the
interests of residential amenity, in accordance with Policy DMG1 of the Ribble Valley
Core Strategy.
13.

Within three months of the commencement of development, the siting, details of the
construction and design of external refuse recycling/bin stores shall be submitted to and
approved in writing by the Local Planning Authority. The duly approved facilities shall be
made available for use before the development hereby approved is first occupied and
retained thereafter.
REASON: To ensure the provision of satisfactory facilities for the storage of refuse and
recycling and in the interest of visual amenity in accordance with Policy DMG1 of the
Ribble Valley Core Strategy.

14.

The car parking and manoeuvring areas shall be laid out in accordance with the
approved plan before the holiday cottage hereby approved is first brought into use and
shall be permanently maintained as such thereafter.
REASON: To allow for the effective use of the parking areas in accordance with Ribble
Valley Core Strategy Policies DMG1 and DMG3.

15.

No development, including any site preparation, demolition, scrub/hedgerow clearance
or tree works/removal shall commence or be undertaken on site until details of the
provisions to be made for building dependent species of conservation concern, artificial
bird nesting boxes / artificial bat roosting sites have been submitted to, and approved in
writing by the Local Planning Authority.
For the avoidance of doubt the details shall identify the nature and type of the nesting
boxes/artificial roosting sites and the locations(s) or wall and roof elevations into which
the above provisions shall be incorporated.
The artificial bird/bat boxes shall made available for use before the holiday cottage
hereby approved is first brought into use and thereafter retained. The development shall
be carried out in strict accordance with the approved details.
REASON: In the interests of biodiversity and to enhance nesting/roosting opportunities
for species of conservation concern and reduce the impact of development in
accordance with Policies DMG1 and EN4 of the Ribble Valley Core Strategy.

16.

Demolition of the Dutch barn shall be undertaken outside the nesting bird season [March
- August inclusive].
REASON: To protect nesting birds in accordance with DMG1, DME3 and Key
Statement EN4 of the Ribble Valley Core Strategy.

17.

Unless otherwise agreed in writing by the Local Planning Authority, no building or
engineering operations within the site or deliveries to and from the site shall take place
other than between 07:30 hours and 18:00 hours Monday to Friday and between 08:30
hours and 14:00 hours on Saturdays, and not at all on Sundays or Bank Holidays.
REASON: In order to protect the amenities of existing residents in accordance with
Policy DMG1 of the Ribble Valley Core Strategy.
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18.

Foul and surface water shall be drained on separate systems. In the event of surface
water discharging to public sewer, the rate of discharge shall be restricted to the lowest
possible rate which shall be agreed with the statutory undertaker prior to connection to
the public sewer.
REASON: To secure proper drainage and to manage the risk of flooding and pollution in
accordance with Policy DME6 of the Ribble Valley Core Strategy and the National
Planning Policy Framework.

BACKGROUND PAPERS
https://www.ribblevalley.gov.uk/site/scripts/planx_details.php?appNumber=3%2F2018%2F0082
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APPLICATION REF: 3/2018/0126P (LBC)
GRID REF: SD 374156441161
DEVELOPMENT DESCRIPTION:
LISTED BUILDING CONSENT FOR REROOFING AND MINOR ALTERATIONS INCLUDING
NEW VENTILATION GRILLS AND FLU AT THE JOINERS ARMS, WHALLEY ROAD,
CLITHEROE
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CONSULTEE RESPONSES/ REPRESENTATIONS MADE:
PARISH COUNCIL:
No observations received at the time of preparing this report.
HISTORIC AMENITY GROUPS:
No observations received at the time of preparing this report
ADDITIONAL REPRESENTATIONS:
No representation received at time of preparing this report.
1.

Site Description and Surrounding Area

1.1

The Joiners Arms is a Grade 2 Listed Building with a road frontage on to Whalley Road
Clitheroe. The property is located in a predominantly residential area.

2.

Proposed Development for which consent is sought

2.1

The proposal is for reroofing of the existing concrete tile roof with blue slate, replace the
bitumen rear flat roof with fibre glass material and minor alterations to include new
ventilation grills external flu ducting on the roof.

3.

Relevant History
None

4.

Relevant Policies
Ribble Valley Core Strategy (Adopted Version)
Policy DMG1 – General Considerations
Policy DME4 – Protecting Heritage Assets
Historic Environment Planning Practice Guidance (HEPPG)
National Planning Policy Framework
Technical Guidance to National Planning Policy Framework
National Planning Practice Guide

5.

Environmental, AONB, Human Rights and Other Issues

5.1

Historic Building issues
5.1.1

The main issues to consider relate to whether the reroofing and minor alterations
have a detrimental impact on the heritage value of the building and the wider
setting. It is also relevant to have regard to the public benefit associated with the
works.

5.1.2

In relation to the roof I consider that the replacement with blue slate would be an
enhancement and more in keeping then the existing concrete tiles.The other
proposed work involves alterations to the front and rear with the insertion of grills
similar to ones already in situ as well as one addition extraction flue on the roof.
32

The materials used reflect existing grills and flues and I do not consider that the
alterations adversely affect the character of the building.
5.1.3 The NPPG states “In general terms, substantial harm is a high test, so it may
not arise in many cases. For example, in determining whether works to a listed
building constitute substantial harm, an important consideration would be
whether the adverse impact seriously affects a key element of its special
architectural or historic interest”. In my opinion the proposals are of ‘less than
substantial harm’ in respect to the building.
5.2

Residential Amenity/ Noise
5.2.1

I do not consider the proposal would have any impact on residential amenity.

RECOMMENDATION: That the application be minded to approve and defer and delegate to
Head of Planning subject to expiration of consultation deadlines and the following conditions
Time Limit
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 as amended by Section 51 of the Planning and Compulsory Purchase
Act 2004.

Plans and Further Details
2.

The approval relates to drawing numbers:Proposed elevations 001Rev A
REASON: For the avoidance of doubt and to clarify which plans are relevant to the
consent.

Detailed Design
3.

Precise specifications or samples of all external surfaces including any replacement
materials of the development hereby approved shall have been submitted to and
approved by the Local Planning Authority before their use in the proposed development.
The approved details shall be implemented as part of the development.
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 DMG1 and DME4 of the
Core Strategy Adopted Version.

BACKGROUND PAPERS
https://www.ribblevalley.gov.uk/site/scripts/planx_details.php?appNumber=3%2F2018%2F0126
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C

APPLICATIONS WHICH THE
RECOMMENDS FOR REFUSAL

DIRECTOR

OF

COMMUNITY

SERVICES

APPLICATION REF: 3/2016/0927
GRID REF: SD 371930 435481
DEVELOPMENT DESCRIPTION:
OUTLINE APPLICATION FOR THE DEVELOPMENT OF A CLASS C2 CONTINUING CARE
RETIREMENT COMMUNITY. LAND OFF ELKER LANE BILLINGTON.
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CONSULTEE RESPONSES/ REPRESENTATIONS MADE:
PARISH COUNCIL:
The Parish Council wish to object to application on the following grounds:
The Parish Council objects as they are worried about the additional volume of traffic that would
be using Elker Lane. This road is already heavily congested during school hours and the
number of vehicles that park on the road result in the road becoming single track. This
development would result in a much higher volume of traffic which would only add to the
problems already being caused for local residents. In addition the development would lead to a
loss of green field sites.
The application is a much bigger development than the Parish Council were lead to believe
would be developed at a meeting between the Parish Council and Avalon Town Planning
Limited The Parish Council feels there should be provision within the plan for the development
of infrastructure such as a bus turning area, and the provision on a bus route through the site.
LOCAL LEAD FLOOD AUTHORITY (LLFA)
Following the receipt of revised information the LLFA wish to withdraw their objection to the
proposal subject to the imposition of conditions relating to surface water drainage.
UNITED UTILITIES:
United Utilities have no objection to the proposal subject to the imposition of conditions relating
to foul and surface water drainage.
LCC HIGHWAYS:
The proposal is for a continuing care facility and since the initial submission I have had a
meeting with the applicant to discuss the site in detail and the revised plan (EL-04 dwg3 rev B)
encompasses and deals with all the issues raised at the meeting. Bearing this in mind I would
raise no objection to the proposal on highway grounds.
Also, since this type of development and the services that it offers is relatively rare in the
County, the meeting also provided details on how the residents would achieve eligibility to be
part of the scheme and I am satisfied that the business model that will be employed will ensure
that the prerequisite for residents will be that they will be receiving some form of care delivered
by staff and that any sales or lettings will not be without this prerequisite or placed on the open
market.
This will ensure that the development will exhibit a care home travel pattern and will not lead to
an excess of additional traffic entering the road network at peak travel periods. I would however
suggest that during the course of construction the developer should take account of the nature
of Elker Lane and the proximity of the school and where possible avoid scheduling site
deliveries at the start and finish of the school day
ADDITIONAL REPRESENTATIONS:
No letters of representation were received in respect of the application at the time of originally
being taken forward to the 11th of January Committee. Members will note that following
Committees resolution to grant consent 12 letters of objection have been received in respect of
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the application. A summary of the nature of these objections is provided within the update at
the end of this report.
1.

Site Description and Surrounding Area

1.1

The application relates to a greenfield area of land 2.54 Hectares in size that is currently
used for agricultural purposes. The site is located to the west of and outwith the defined
settlement boundary of Billington, being located in the designated open countryside.

1.2

The southern extents of the application site is approximately 165m outside and to the
northwest of the settlement boundary for Billington when measured at its closest point.

1.3

The site is bounded to the north by an area of open land which directly bounds the A59,
with the site being bounded to the east by St. Vincent over 55’s accommodation, with the
adjacent site to the south east being greenfield in nature but benefitting from an extant
consent for the erection of a 120 place children’s day nursery with associated carparking and landscaping.

1.4

To the south of the site is Higher Elker Lodge with the land to the east of the site being
agricultural greenfield land of a typically open character.

2.

Proposed Development for which consent is sought

2.1

Outline consent (Matters of access only) is sought for the construction of a Continuing
Care Retirement Community. Whilst the application is made in outline only, the
supporting information provides an insight into the quantum of development proposed as
follows:

2.2

A core building (Village Centre) containing 50 care bedrooms and communal facilities
comprising of:
•
•
•
•
•
•
•
•

foyer
meeting rooms
café
social gathering areas including library
fitness suite
pool/sauna area
small shop and hairdresser
associated administrative and service areas

The core building will be two-storey in height and be approximately 4000 Sqm in floor
area and adopt an ‘H’ shaped footprint. The building will be complimented by an
associated dementia garden, garden court, croquet lawn and rooftop garden. It is further
proposed that the building will benefit from dedicated parking provision (approximately
38 spaces) and be located towards the northern extents of the site.
2.3

The proposal also seeks consent for the erection of 60 assisted living 2 bedroom
apartment units. These will be of generally 2 storeys in height, with each of the
apartments/units being approximately 74-90 Sqm in floor area. The submitted indicative
masterplan proposes that the assisted living units will be located to the south and west of
the ‘Village Centre’ and will consist of the following:

36

•
•
•

5 x two storey 6 unit blocks
5 x two storey 4 unit blocks
5 x two storey 2 unit blocks

2.4

The submitted masterplan proposes that the blocks will benefit from dedicated car
parking courts and be complimented by communal garden areas and amenity
landscaping.

2.5

The primary vehicular and pedestrian access to the site will be formed through a direct
interface with the existing access road serving the adjacent St. Vincent’s housing
development and consented day nursery (not yet constructed).

2.6

The applicant has submitted supporting information within which they consider that the
accommodation on site will be of C2 (Residential Institutions) use and should not be
considered as C3 (Dwellinghouses). Members will note that this matter is discussed in
detail later within this report.

2.7

The application has been accompanied by a privately commissioned Care Needs
assessment which seeks to assess the current and future demand for care services for
the elderly, both within the specified catchment area and the wider administrative area.
The report takes account of the existing provision of both residential-care establishments
and extra-care housing, and then goes on to further estimate the mix of accommodation
which will be required to meet the future care needs of residents within the Borough.

2.8

The report concludes that by applying national estimates of care need the estimated
number of older people likely to require some form of residential or extra-care facility will
total 147 by 2026 and 174 by 2036. Within the catchment area of the report, there is
currently residential/nursing home capacity for 26 residents. Based on this provision,
there would appear to be a current shortfall in provision of 176 units of accommodation.
If the care home capacity is viewed in terms of en-suite bedrooms for single occupancy,
the capacity is reduced by 20 spaces, thereby increasing this shortfall to 196. On this
same basis, the shortfall in total provision will rise to 233 places by 2026 and 278 by
2036.

3.

Relevant Planning History
The site to which the application relates has no notable planning history that is relevant
to the determination of the application.
However the adjacent land to the east and north east benefits from a number of planning
consents as follows:
3/2016/0106:
Discharge of Condition(s) 10 (car parking layout), condition 11 (cycling facilities for over
55's), condition 12 (motorbike facilities), 13 (travel plan), and 14 (acoustic barriers) of
planning permission 3/2014/0801. (Approved)
3/2015/0429:
Non material amendment to planning permission 3/2014/0801: Alteration to communal
walkway facing courtyard. (Approved)
3/2015/0374:
Discharge of condition 20 (materials) on planning permission 3/2014/0801. (Approved)
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3/2015/0286:
Discharge of condition 6 (tree protection) of planning permission 3/2014/0801.
(Approved)
3/2014/0801:
Construction of 19 2-bed apartments for the over 55s and a 120 place childrens day
nursery, associated car parking and landscaping. (Approved)
3/2014/0541:
Construction of 19 2-bed apartments for the over 55s and a 104 place childrens day
nursery, associated car parking and landscaping. (Withdrawn)
4.

Relevant Policies
Ribble Valley Core Strategy
Key Statement DS1 – Development Strategy
Key Statement DS2 – Presumption in Favour of Sustainable Development
Key Statement EN2 - Landscape
Key Statement EN3 – Sustainable Development and Climate Change
Key Statement EN4 – Biodiversity and Geodiversity
Key Statement DMI2 – Transport Considerations
Policy DMB4 – Open Space Provision
Policy DME1 – Protecting Trees and Woodland
Policy DME2 – landscape and Townscape Protection
Policy DME3 – Site and Species Protection and Conservation
Policy DME6 – Water Management
Policy DMG1 – General Considerations
Policy DMG2 – Strategic Considerations
Policy DMG3 – Transport and Mobility
National Planning Policy Framework (NPPF)
National Planning Practice Guidance (NPPG)
Technical Guidance to National Planning Policy Framework

5.

Assessment of Proposed Development

5.1

Use Class Definition:
5.1.1

The proposal seeks consent for the creation of a Continuing Care Retirement
Community consisting of a mixed form of accommodation with varying levels or
degrees of ‘care’. It is also proposed that qualifying persons who will be eligible
to reside within the ‘community’ will be required to be aged either 65 years or
more.

5.1.2

In this respect it is clear that the Care Home or ‘Village Centre’ provides
accommodation that would full under a C2 use class which is defined as
’Hospitals, nursing homes, residential education and training centres. Use for the
provision of residential accommodation and care to people in need of care.’
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5.1.3

However the remainder of the proposal (assisted living units) will be brought
forward in a form of self-contained accommodation which would afford
residents/occupiers a high level or degree of independent living, in a form that is
akin to that of a normal dwelling (use Class C3). The applicant has provided
supporting information in which they consider that the aforementioned units still
fall within use class C2 by virtue of residents having to purchase a ‘minimum care
package’. This supporting information is supplemented with a Unilateral
Undertaking which defines the minimum standard of care to be provided to the
qualifying persons which shall include:
•
•
•
•

5.1.4

The Unilateral Undertaking goes on to further define ‘Personal Care’ as the four
main types of personal care which are stated in the Department of Health
publication ‘Supporting Housing and Care Homes Guidance on Regulation’ which
are :•
•
•
•

5.1.5

assistance with bodily functions such as feeding, bathing, and toileting;
care which falls just short of assistance with bodily functions, but still involving
physical and intimate touching, including activities such as helping a person
get out of a bath and helping them to get dressed;
non-physical care, such as advice, encouragement and supervision relating
to the foregoing, such as prompting a person to take a bath and supervising
them during this;
emotional and psychological support, including the promotion of social
functioning, behaviour management, and assistance with cognitive functions

The undertaking also states that the personal care will be delivered through a
comprehensive and flexible network of services that responds to the need of the
individual encompassing a flexible network of services that responds to the
needs of individuals encompassing:
•
•
•
•
•

5.1.6

The availability of a 24 hour response;
Security;
Initial assessment and periodic review of the occupiers need for personal
care;
The provision of at least 4 hours personal care per week.

domiciliary care;
reception and administration;
village transport services;
laundry services;
social activities and programmes.

In relation to the assisted living units (ALU) it is imperative to consider whether
such units would truly fall under use Class C2 or be classed as those which
would fall under class C3(b) to which there are most certainly direct parallels.
The Use Classes Order 1987 (as amended) defines Class C3(b) as follows:
C3(b)-Up to six people living together as a single household and receiving care
e.g. supported housing schemes such as those for people with learning
disabilities or mental health problems.
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5.1.7

The definition clearly therefore allows for accommodation whose residents are
‘receiving care’ and living ‘as a single household’ to be classed as C3(b).
Members will note that should it be considered that the ALU element of the
proposal does indeed fall under class C3(b) then there would be a requirement
for the proposal to meet the requirements of Key Statement H3 (Affordable
Housing) by providing 30% affordable housing provision on site. In such
circumstances a number of other development plan policies related to residential
development may also become engaged.

5.1.8

Furthermore, should it be considered that the ALU be C3(b) Policy DMH3 would
be invoked which precludes the creation of open market housing within the
defined open countryside unless it can be demonstrated such housing is solely
for that which meets an Identified Local Need, given no such provision is
proposed this would result in further conflict with the requirements of the adopted
development plan.

5.1.9

Case Law and precedent varies in respect of the above matter with a number of
Inspector’s decisions and High Court rulings finding that ALU accommodation
can, in some cases fall within use class C2. Similarly there are appeal decisions
which have found that due to the extent of independent living afforded to the
residents whilst taking account of the presence of a required ‘care package’
(receiving care), that such accommodation would fall within the definition of
C3(b). As such it is clear that extra care housing or the assisted living model is
not a singular simple concept with a clear statutory definition, with each case
largely being defined by its own unique characteristics including care package
requirements, the nature and form of accommodation provided and proposed
occupancy restrictions.

5.1.10 In respect of this matter the Local Planning Authority is currently seeking
Counsels opinion as to whether the ‘assisted living’ element of the proposal
would fall within use class C2 or C3(b). The outcome of such advice shall be
reported to members who are therefore respectfully requested to note that should
the advice find that the Assisted Living Units are indeed classed as C3(b), there
may be the need to add to or revise the refusal reasons provided by officers
within this report.
5.1.11 Notwithstanding the classification of the Assisted Living Units, should it be
considered that the ‘retirement care community’ as a whole falls under use class
C2, there would still remain direct and fundamental conflicts with the
Development Plan for the Borough in respect of the locational aspects and likely
visual impact of the development.
5.2

Principle of Development:
5.2.1

The application site benefits from a significant degree of separation from the
defined Settlement Boundary for Billington. A fundamental component of Key
Statement DS1 is to guide the majority of new development towards the principal
settlements within the Borough and in addition to these locations development
will be focused towards the Tier 1 settlements, one of which being Billington.

5.2.2

In respect of these locational matters the Local Authorities Strategic Planning
Team have offered observations in relation to the principle of the development
when considered against the overarching Development Strategy for the Borough.
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Key Statement DMG2 states that “development should be in accordance with the
Core Strategy Development Strategy and should support the spatial vision”. It
goes on to state that outside the defined settlement areas, development must
meet at least one of the specified criteria, one of which is:
“development is for local needs housing which meets an identified need and is
secured as such”.
A scheme for C2 use would not meet this criterion or the provisions of DMH3
which refers to “dwellings in the open countryside” i.e. C3 uses.
5.2.3

The Core Strategy defines local needs housing as: “…. the housing developed to
meet the needs of existing and concealed households living within the parish and
surrounding parishes which is evidenced by the Housing Needs Survey for the
parish, the Housing Waiting List and the Strategic Housing Market Assessment.”
Members will note that there is no specific reference in the Core Strategy to extra
care housing or nursing home care provision. However the provision of
accommodation for the elderly is a priority for the council. Thus a fundamental
consideration is whether there is an identified need for the type of
accommodation proposed in the parish or surrounding parishes.

5.2.4

In respect of local need, the views of the Strategic Housing Team have been
sought. The Strategic Housing Officer has advised that In terms of addressing
housing needs of the Parish and surrounding Parish of Billington, the scheme
currently already constructed on Elker Lane (St. Vincent’s) will deliver 19
assisted living units built to higher than Lifetime Homes standards, the HAPPI
standards (Housing our Ageing Population Panel for Innovation). The Housing
Officer has further added that the development will accommodate levels of
affordability as the scheme offers both affordable rent and affordable home
ownership on site with an additional service charge. This scheme will meet any
need for older persons assisted type living accommodation in the Parish and
surrounding Parishes.

5.2.5

The Strategic Housing Officer concludes that that even if there was a
demonstrated exceptional need for this type of accommodation, it cannot be
considered in isolation from the development strategy which does not identify this
as a suitable location. Such provision/need would be more appropriately located
in close proximity to a range of services and public transport options i.e.
within/adjacent to a principle settlement.

5.2.6

In addition to the above observations the Head of Regeneration and Housing has
offered additional observations stating that that there is, and will continue to be a
need for extra care provision in the borough and by definition some of that need
will be generated from differing parts of the borough. However In terms of
meeting local housing needs as described by the Core Strategy, the Head of
regeneration and Housing is of the view that the recently completed Happi.
homes scheme at Elker Lane has addressed the local affordable needs in that
context and that there would be no further immediate affordable need to be
addressed. However, the proposal does not seek to deliver any affordable units
and therefore any local exception in relation to local needs housing does not
exist.
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5.2.7

The Head of Regeneration and Housing concludes that the scheme does offer a
market based scheme. It is of a scale to justify the investment in the care
package provision and it will address the growing need for extra care, and
provide employment. However, it is not considered that this in itself is sufficient
to enable a scheme of this scale and tenure to be treated as an exception at this
location when measured against the Council’s Development Plan policies read
as a whole, and which represents the Council’s statement of what constitutes
sustainable development. There is a need for extra care provision in the
borough.
However, such a scale of provision, as proposed with this
development, would be best met in other locations that more closely reflect the
Council’s development framework.

5.2.8

In taking account of the above matters and all material considerations it is
accepted and identified that there is a need for such care provision within the
Borough, however it is clear that the locational aspects of the proposal are in
direct conflict with the spatial vision for the Borough as reflected within the
adopted Development Strategy. It is also considered that the provision to be
brought forward would not meet the definition of or be considered as an
exception to the strategy in terms of ‘local needs housing’.

5.2.9

Furthermore, by virtue of its location it is unlikely that residents of the
‘community’, in particular the residents of the assisted living units, who will be
afforded a high level of independence, would benefit from a full and wide range
of services within a walkable distances, likely resulting in further reliance upon
the private motor-vehicle. This reliance upon private transport is clearly contrary
to the presumption in favour of sustainable development. Such reliance would
also be in direct conflict with Policy DMG3 which seeks to encourage
development in areas which maintain and improve choice for people to walk,
cycle or utilise public transport rather than utilise the private motor-vehicle for
trips between their homes/residences and frequently visited facilities.

5.2.10 It is therefore considered, in principle, that the proposal is contrary to Key
Statements DS1, DS2 and Policy DMG2 of the Ribble Valley Core Strategy in
that it would lead to a pattern of development in a location which is found to be in
direct conflict with the Development Strategy for the Borough which seeks to
critically establish the pattern, location and intended scale of development within
the Borough to ensure appropriate and sustainable patterns of development and
growth.
5.3

Impact upon Visual Amenity:
5.3.1

The proposal is sited approximately 165m to the northwest and outside of the
settlement boundary for Billington, being located within the defined open
countryside. As such it will be significantly visually and physically unrelated to
the main body of the settlement. The proposal is located to the west of the St.
Vincent’s over 55’s housing provision however the illustrative site-plan indicates
that the proposed ‘village centre’ will be located approximately 75m to the west of
the main built form associated with the aforementioned existing housing giving it
a further sense of visual separation or disconnect with adjacent built form.

5.3.2

The proposal would represent a significant north-westerly encroachment of built
form into the open countryside that would be largely discordant when taking into
account the existing fabric and pattern of development, not only adjacent the site,
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but also in relation to the pattern of development associated with the main body
and periphery of the settlement to which it relates.

5.4

5.3.3

The proposal would result in the introduction of 15 two-storey blocks
accommodating 60 assisted living units and a large scale complex-style building
accommodating 50 care bedrooms with associated parking and ancillary
communal areas.

5.3.4

Whilst it is accepted that a number of areas of the site will be dedicated to green
infrastructure, it is undeniable that the quantum of development proposed is
significant, particularly when taking account of the patterns and densities of
adjacent development and the semi-rural characteristics of the site. Whilst areas
of open communal and usable space will afford a degree of separation between
the proposed built-form it is unlikely to afford significant visual mitigation.

5.4.5

Furthermore, the usable open areas are likely to accommodate domestic
paraphernalia, which when read in concert with large areas accommodating the
parked motor-vehicle, is likely to result in a significant suburbanising effect upon
the landscape.

5.3.6

Taking into account the above matters, it is considered that the proposal would
represent a significant encroachment into the defined open countryside that by
virtue of its location, density, scale and quantum, is likely to be read as an
incongruous and discordant incursion into the landscape that fails to respond
positively to the pattern and density of nearby development or positively reflect
the semi-rural character of the area, being of significant detriment to the
character and visual amenities of the defined open countryside contrary to
Policies DMG1 and DMG2 of the Ribble Valley Core Strategy.

Impact upon Residential Amenity:
5.4.1

5.5

Highway Safety and Accessibility:
5.5.1

5.6

As the application is made in outline with matters of layout and appearance being
reserved for consideration at a later date no definitive assessment can be made
in respect of the potential impacts upon residential amenity resultant from the
proposal. However taking into account the illustrative layout and offset distances
from nearby existing dwellings it is not considered that the proposal would have
any significant undue impact upon residential amenity.

The Highways development Control section have raised no objection to the
proposal subject to the imposition of conditions relating to construction
methodology, site access details and a requirement that all agreed highways
works be undertaken and complete prior to first occupation of the development.

Landscape/Ecology:
5.6.1

The applicant has submitted a Phase 1 Habitat Survey in support of the
application. The report finds that the site is largely composed of improved
grassland currently used for sheep grazing with the site also accommodating two
streamlets.
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5.6.2

5.7

The report concludes that the development is unlikely to result in the disruption or
disturbance of any protected habitats not will there be any significant detrimental
impacts upon protected species. The report finds that no further habitat surveys
or investigative works are required and should works proceed that measures to
minimise the impacts upon nesting birds be required through the imposition of
condition.

Flood Risk and Drainage:
5.7.1

At the time of writing this report no objections have been received from United
Utilities of the LLFA subject to the imposition of conditions relating to surface and
foul water drainage.

6

Observations/Consideration of Matters Raised/Conclusion

6.1

For the reasons outlined above the proposed development is considered to be in direct
conflict with the adopted Development Plan insofar that approval would lead to the
introduction of a significant quantum of development within the defined open
countryside, of a scale and form that would be of significant detriment to the character,
context and visual amenities of the area.

6.2

It is further considered that the proposal would be in direct conflict with the adopted
Development Plan which seeks to establish patterns and locations for sustainable
growth and development within the Borough by virtue of its location within the defined
open countryside and its significant degree of detachment and separation from the
defined settlement boundary for Billington.

RECOMMENDATION: That the application be REFUSED for the following reasons:
1.

The proposal is considered contrary to Key Statements DS1, DS2 and Policy DMG2 of
the Ribble Valley Core Strategy in that the approval would lead to a significant level of
development in the defined open countryside, located outside of a defined settlement
boundary, without sufficient or adequate justification, undermining the spatial vision for
sustainable patterns of development and growth within the borough as embodied within
the adopted Development Strategy.

2

The proposal is considered contrary to Policies DMG1 and DMG2 of the Ribble Valley
Core Strategy in that it would result in a significant level of built-form encroaching into
the defined open countryside, resulting in a development, that by virtue of its quantum
location, density and scale, will be read as an anomalous, incongruous and discordant
incursion into the landscape that fails to respond positively to the pattern and densities of
nearby development or the landscape character of the area, being of significant
detriment to the character and visual amenities of the defined open countryside.

3

By virtue of the high degree and level of independence of those occupying the assisted
living units, it is considered that the approval of this application would lead to an
unsustainable pattern of development in a location that does not benefit from adequate
walkable access to a full complement or range of local services or facilities - placing
further reliance on the private motor-vehicle, contrary to the aims and objectives of
Policy DMG3 of the adopted Core Strategy and the NPPF presumption in favour of
sustainable development.
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Update following 11th of January Planning and Development Committee Meeting:
Committee resolved on the 11th of January 2018 to be minded to approve the application. As
such, the application was deferred to the Director of Community Services for further work to be
undertaken in respect of appropriate planning conditions to be attached should consent be
granted.
Members will also note that following the 11th of January meeting and at the time of writing this
report a further 12 letters of representation have been received objecting on the following
grounds:
•
•
•
•
•
•
•
•
•
•
•
•
•

Residents were not made aware of the proposed development or the approved nursery
adjacent the site at the time of purchase/moving in
Inadequate consultation
Increased congestion
Inadequate access for those who are mobility impaired due to a lack of a footway
Unsustainable location with no access to services
Inadequate pedestrian access
The access at present has numerous issues in respect of traffic movements/hazards
Loss of green field land
Light pollution
The development will be of detriment to the tranquillity of the area
There have been a number of near miss incidents at the site access already
The submitted Traffic Surveys were undertaken prior to the occupation of Elker
Meadows and therefore do not fully reflect the highways situation at present or take
account of additional vehicular movements
Detrimental visual impact upon the landscape

A letter has also been received from the Headteacher of St Augustines RC High School raising
concerns in respect of on-going highways issues that are likely to be exacerbated by the
proposed development and raising concerns that the increase in traffic as a result of the
development is likely to result in an increased risk of an accident. The objection further raises
safety concerns in respect of the only footway access to the site and the potential for increased
risk.
Members will also note that following the Committee resolution on the 11th of January 2018 to
be minded to approve the application, officers have requested that the applicant accept the
imposition of a condition relating to a pedestrian footway to be provided prior to occupation that
links the development with Whalley Road and adjacent footways to the South.
Members will respectfully note that the granting of consent without this provision would result in
residents, some of whom may potentially be mobility impaired, failing to have adequate footway
provision or access to Whalley Road, the footways to the south or pedestrian linkages to the
settlement.
Taking these material matters into consideration, it is therefore recommended that should
Committee remain minded to approve the application it is suggested that the application be
approved subject to the following conditions:
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Commencement
1.

Application(s) for approval of all of the outstanding reserved matters related to the
consent hereby approved 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.
(a) 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.
REASON: Required to be imposed pursuant to Section 91 of the Town and Country
Planning Act 1990 as amended by Section 51 of the Planning and Compulsory Purchase
Act 2004.

Quantum of Development
2.

No more than 110 units of C2 accommodation consisting of 50 care bedrooms and 60
self-contained ‘Assisted Living Units’ shall be developed within the application site edged
red on the submitted Location Plan ELKER/04/Dwg 01 Revision A
REASON: For the avoidance of doubt and to clarify the scope of the permission in
accordance with Key Statement DS1 and Policy DMG1 of the Ribble Valley Core
Strategy.

Development Particulars
3.

Notwithstanding the provisions of the Town and Country Planning (Use Classes) Order
1987 (as amended or re-enacted) and the Town and Country Planning (General
Permitted Development)(England) Order 2015 (as amended or re-enacted) and the
Town and Country Planning (General Permitted Development) (England) (Amendment)
Order 2016 (as amended or re-enacted) the development hereby approved shall solely
be used for the purposes of a Continuing Care Retirement Community and for no other
purpose, including any other purpose within Use Classes C2.
REASON: For the avoidance of doubt, to clarify the nature of the use hereby approved
and to ensure that the development remains compatible with the character of the area in
accordance with Key Statement DS1 and Policies DMG1 and DMG3 of the Ribble Valley
Core Strategy.

4.

The use of the Care Units hereby approved shall, at all times and unless otherwise
agreed in writing by the Local Planning Authority, be used for the designed purpose of
providing self-contained independent living units of accommodation for persons or
persons, who, for the purpose of acquiring purchase or lease of any of the approved
Care Units, are contracted into a Care Package and who have a minimum age of not
less than 65 years of age.
Furthermore, the supporting staff and resources associated with the management of the
site and the delivery and implementation of the individual Care Package(s) associated
with the terms of purchase and occupancy of each Care Unit, together with the
occupants’ permitted use of the facilities provided with the approved development, shall
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be in accordance with details that shall have first been submitted to and agreed in writing
by the Local Planning Authority prior to the commencement of development.
REASON: For the avoidance of doubt, to clarify the nature of the use hereby approved
and to ensure that the development remains compatible with the character of the area in
accordance with Key Statement DS1 and Policies DMG1 and DMG3 of the Ribble Valley
Core Strategy.
5.

The occupation of any of the units hereby approved shall at all times, and unless agreed
by the Local Planning Authority in writing, be limited to a person aged 65 or over and any
resident dependants who satisfy the requirements contained within the approved details
pursuant to condition 4 of this consent. No other person shall occupy any of the
approved units on a temporary or permanent basis.
REASON: For the avoidance of doubt, to clarify the nature of the use hereby approved
and to ensure that the development remains compatible with the character of the area in
accordance with Key Statement DS1 and Policies DMG1 and DMG3 of the Ribble Valley
Core Strategy.

Reserved Matters Details
6.

The details in respect of the submission of any reserved matters shall be in substantial
accordance with the design principles and parameters as set out in the following
approved drawings/documentation:
•
•
•
•
•

Design and Access Statement (June 2016)
Proposed Site Plan: EL-04 Dwg 03 Rev: C
Assisted Living Unit Concepts: ELKER/04 Dwg 04 Rev: A
Village Centre Concepts: ELKER/04 Dwg 05 Rev: A
Site Sections: ELKER/04 Dwg 06 Rev: A

REASON: To ensure the development accords with the agreed general principles
relating to scale, layout and design and to ensure the proposals visual compatibility with
the character of the area in accordance with Policies DMG1, DMG2 and Key Statement
DS1 Ribble Valley Core Strategy.
7.

Applications for the approval of reserved matters shall be accompanied by full details of
existing and proposed ground levels and proposed building finished floor levels (all
relative to ground levels adjoining the site) including the levels of the proposed roads.
For the avoidance of doubt the submitted information shall include existing and proposed
sections through the site including details of the height, scale and location of the
proposed buildings(s) in relation to adjacent existing development/built form (where
applicable). The development shall be carried out in strict accordance with the approved
details.
REASON: To ensure a satisfactory form of development, its visual compatibility with the
defined open countryside, in the interests of visual and residential amenities and to
ensure the Local planning Authority can make an accurate assessment of the potential
impacts upon existing nearby residential amenity in accordance with Policy DMG1 of the
Ribble Valley Core Strategy.
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8.

Notwithstanding the submitted details, the height of any of the buildings proposed in any
subsequent reserved matters application(s) shall not exceed two storeys in height.
REASON: In the interests of the visual amenities and character of the area and to
ensure that the proposed development remains compatible with the landscape character
of the area and responds appropriately to the topography of the site so as to minimise
undue visual impact in accordance with Policy DMG1 of the Ribble Valley Core Strategy.

9.

Applications for the approval of reserved matters shall be accompanied by elevational
and locational details including the height and appearance of all boundary treatments,
fencing, walling, retaining wall structures and gates to be erected within the
development.
For the avoidance of doubt the submitted details shall include the precise nature and
location for the provision of measures to maintain and enhance wildlife movement within
and around the site by virtue of the inclusion of suitable sized gaps/corridors at ground
level. The development shall be carried out in strict accordance with the approved
details.
REASON: To comply with Key Statement EN4 and Policies DMG1 and DME3 of the
Ribble Valley Core Strategy, to ensure a satisfactory standard of appearance in the
interests of the visual amenities of the area and to minimise the potential impacts of the
development through the inclusion of measures to retain and enhance habitat
connectivity for species of importance or conservation concern.

10.

Applications for the approval of reserved matters shall be accompanied by full details of
all proposed waste, refuse and recycling storage facilities. For the avoidance of doubt
the submitted details shall also include a waste management strategy for the entirety of
the site including details of refuse pick-up locations and associated vehicular
manoeuvring areas.
The agreed refuse storage areas/provision for each unit/building shall be constructed
and made available for use prior to first occupation of any of the units within that
building. The agreed refuse storage provision shall be retained as such in perpetuity
and managed/operated in accordance with the approved waste management strategy
unless otherwise agreed in writing by the Local Planning Authority.
REASON: In order that the Local Planning Authority may ensure that adequate
dedicated refuse storage provision is provided on site to serve the units/buildings hereby
approved in accordance with Policy DMG1 of the Ribble Valley Core Strategy.

11.

The submission of reserved matters shall be accompanied by full details of all proposed
resident and visitor car-parking provision including dedicated parking areas for
servicing/delivery vehicles. For the avoidance of doubt the submitted details shall clearly
indicate to which unit of accommodation each parking bay is allocated and also provide
clear details of which parking bays are for visitor purposes only.
The development shall be carried out in strict accordance with the approved details. The
approved allocated and visitor parking provision shall thereafter be made available for
use prior to first occupation of any of the units within the building to which they are
allocated or relate and retained as such in perpetuity.
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REASON: In order that the Local Planning Authority may ensure that adequate
dedicated parking provision is provided on site that limits the visual impact of the parked
motor vehicle upon the landscape, in accordance with Policies DMG1 and DMG3 of the
Ribble Valley Core Strategy.
Highways
12.

No part of the development hereby approved shall be occupied or first brought into use
until The development shall not be occupied until a Travel Plan including details of
implementation, monitoring and review, which seeks to reduce the number of vehicle
trips to and from the site by employees and residents, has been submitted to and
approved by the Local planning Authority in partnership with the Highway Authority.
The approved Travel Plan shall be implemented and operated in accordance with the
details and timetables contained therein unless otherwise agreed in writing with the
Local Planning Authority.
REASON: To ensure that the development provides sustainable transport options that
seeks to limit use of the private motor vehicle in accordance with Key Statement DMI2
and Policy DMG3 of the Ribble Valley Core Strategy.

13.

No part of the development hereby approved shall commence until a scheme for the
construction of the site access and the off-site works of highway improvement has been
submitted to, and approved by, the Local Planning Authority in consultation with the
Highway Authority. No part of the development hereby approved shall be occupied or
first brought into use until the approved scheme/details have been constructed and
completed in accordance with the approved details.
REASON: In order to satisfy the Local Planning Authority and Highway Authority that the
final details of the highway scheme/works are acceptable before work commences on
site in accordance with Policies DMG1 and DMG3 of the Ribble Valley Core Strategy.

14.

The new estate road/access 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 the approved plan and the vehicular turning space shall be
laid out and be available for use before the development is brought into use and
maintained thereafter.
REASON: To prevent vehicles reversing to and from the highway which may cause
hazard to other road users in accordance with Policies DMG1 and DMG3 of the Ribble
Valley Core Strategy.

15.

No development shall take place until a Construction Method Statement for the
development hereby approved has been submitted to and approved in writing by the
local planning authority. For the avoidance of doubt the submitted statement shall
provide details of:
A. The location of parking of vehicles of site operatives and visitors
B. The location for the loading and unloading of plant and materials
C. The location of storage of plant and materials used in constructing the
development
D. The locations of security hoarding
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E. Measures to limit the impacts of noise, dust, vibration and air pollution upon
neighbouring/nearby residential amenity
F. Details of artificial illumination during the construction phase
G. The location and nature of wheel washing facilities to prevent mud and
stones/debris being carried onto the Highway (For the avoidance of doubt such
facilities shall remain in place for the duration of the construction phase of the
development) and the timings/frequencies of mechanical sweeping of the
adjacent roads/highway
H. Periods when plant and materials trips should not be made to and from the site
(mainly peak hours but the developer to identify times when trips of this nature
should not be made)
I. The highway routes of plant and material deliveries to and from the site.
J. Measures to ensure that construction and delivery vehicles do not impede
access to adjoining properties.
K. Days and hours of operation for all construction works.
The approved statement shall be adhered to throughout the construction period of the
development.
REASON: In the interests of protecting residential amenity from noise and disturbance
and to ensure the safe operation of the Highway in accordance with Policies DMG1 and
DMG3 of the Ribble Valley Core Strategy.
Flooding and Drainage
16.

As part of any reserved matters application and prior to the commencement of any
development, the following details shall be submitted to, and approved in writing by, the
local planning authority, in consultation with the Lead Local Flood Authority.
Surface water drainage scheme which as a minimum shall include:
A. Information about the lifetime of the development design storm period and
intensity (1 in 30 & 1 in 100 year + allowance for climate change – see EA advice
https://www.gov.uk/guidance/flood-risk-assessments-climate-changeallowances), discharge rates and volumes (both pre and post development),
temporary storage facilities, means of access for maintenance and easements
where applicable, the methods employed to delay and control surface water
discharged from the site, and the measures taken to prevent flooding and
pollution of the receiving groundwater and/or surface waters, including
watercourses, and details of flood levels in AOD;
B. The drainage scheme should demonstrate that the surface water run-off must not
exceed the existing pre-development greenfield runoff rate. The scheme shall
subsequently be implemented in accordance with the approved details before the
development is completed.
C. Any works required on or off-site to ensure the adequate discharge of surface
water without causing flooding or pollution (which should include the
refurbishment or removal of any existing watercourses, culverts, headwalls or
unused culverts where relevant);
D. Flood water exceedance routes, both on and off site;
E. A timetable for implementation, including phasing where applicable;
F. Site investigation and test results to confirm infiltrations rates;
G. Details of water quality controls, where applicable.
H. Details of finished floor levels.
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The scheme shall be fully implemented and subsequently maintained, in accordance
with the timing/phasing arrangements embodied within the scheme, or within any other
period as may subsequently be agreed, in writing, by the local planning authority.
REASON: To prevent flooding by ensuring the satisfactory storage of/disposal of surface
water from the site, to reduce the risk of flooding to the proposed development,
elsewhere and to future users and to ensure that water quality is not detrimentally
impacted by the development proposal in accordance with Policy DME6 of the Ribble
Valley Core Strategy.
17.

No development shall commence until details of an appropriate management and
maintenance plan for the sustainable drainage system for the lifetime of the development
have been submitted which, as a minimum, shall include:
A. the arrangements for adoption by an appropriate public body or statutory
undertaker, management and maintenance by a Residents’ Management
Company
B. arrangements concerning appropriate funding mechanisms for its on-going
maintenance of all elements of the sustainable drainage system (including
mechanical components) and will include elements such as: on-going inspections
relating to performance and asset condition assessments and operation costs for
regular maintenance, remedial works and irregular maintenance caused by less
sustainable limited life assets or any other arrangements
to
secure
the
operation of the surface water drainage scheme throughout its lifetime;
C. Means of access for maintenance and easements where applicable.
The plan shall be implemented in accordance with the approved details prior to first
occupation of any of the approved units/dwellings, or completion of the development,
whichever is the sooner. Thereafter the sustainable drainage system shall be managed
and maintained in accordance with the approved details.
REASON: To ensure that appropriate and sufficient funding and maintenance
mechanisms are put in place for the lifetime of the development, to reduce the flood risk
to the development as a result of inadequate maintenance and to identify the responsible
organisation/body/company/undertaker for the sustainable drainage system in
accordance with Policy DME6 of the Ribble Valley Core Strategy.

18.

Foul and surface water shall be drained on separate systems.
REASON: To secure proper drainage and to manage the risk of flooding and pollution in
accordance with Policies DMG1 and DME6 of the Ribble Valley Core Strategy.

19.

Prior to the commencement of any development, a surface water drainage scheme,
based on the hierarchy of drainage options in the National Planning Practice Guidance
with evidence of an assessment of the site conditions shall be submitted to and
approved in writing by the Local Planning Authority.
The surface water drainage scheme must be in accordance with the Non-Statutory
Technical Standards for Sustainable Drainage Systems (March 2015) or any subsequent
replacement national standards and unless otherwise agreed in writing by the Local
Planning Authority, no surface water shall discharge to the public sewerage system
either directly or indirectly.
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The development shall be completed in accordance with the approved details.
REASON: To promote sustainable development, secure proper drainage and to manage
the risk of flooding and pollution in accordance with Policies DMG1 and DME6 of the
Ribble Valley Core Strategy.
20.

Applications for the approval of reserved matters shall be accompanied by full details of
the proposed surface water attenuation pond(s) and all other water bodies on site.
For the avoidance of doubt the submitted information shall include existing and proposed
sections through each pond including relevant existing and proposed land levels and
details of all associated landscaping and boundary treatments where applicable. The
development shall be carried out in strict accordance with the approved details.
REASON: To ensure a satisfactory form of development in the interests of visual and
residential amenities and to ensure the Local planning Authority can make an accurate
assessment of the details relating to matters of flood risk and sustainable drainage in
accordance with Policies DMG1 and DME6 of the Ribble Valley Core Strategy.

21.

No development shall commence until details of how surface water and pollution
prevention will be managed during each construction phase have been submitted to and
approved in writing by the local planning authority.
REASON: To ensure that the construction phase(s) of development does not pose an
undue flood risk on site or elsewhere and to ensure that any pollution arising from the
development as a result of the construction works does not adversely impact on existing
or proposed ecological or geomorphic condition of water bodies in accordance with
Policy DME6 of the Ribble Valley Core Strategy.

Landscape & Ecology
22.

Notwithstanding the submitted details, no development, including any site preparation,
demolition, scrub/hedgerow clearance or tree works/removal shall commence or be
undertaken on site until details of the provisions to be made for building dependent
species of conservation concern, artificial bird nesting boxes and artificial bat roosting
sites have been submitted to, and approved in writing by the Local Planning Authority.
For the avoidance of doubt the details shall be submitted on a dwelling/building
dependent bird/bat species site plan and include details of plot numbers and the
numbers of artificial bird nesting boxes and artificial bat roosting site per individual
building/dwelling and type. The details shall also identify the actual wall and roof
elevations into which the above provisions shall be incorporated.
The artificial bird/bat boxes shall be incorporated into those individual
dwelling(s)/building(s) during the construction of those individual dwellings identified on
the submitted plan and be made available for use before each such dwelling/building is
first occupied or brought into use and thereafter retained. The development shall be
carried out in strict accordance with the approved details.
REASON: In the interests of biodiversity and to enhance nesting/roosting opportunities
for species of conservation concern and to reduce the impact of development in
52

accordance with Policies DMG1, DME3 and Key Statement EN4 of the Ribble Valley
Core Strategy.
Other Matters
23.

No extract vents, means of extract, air conditioning, ventilation or any other associated
externally mounted/located plant or HVAC shall be installed upon any of the buildings
hereby approved unless details of the design, specification, noise ratings, fixing and
finish has first been submitted to and approved in writing by the local planning authority.
The development shall be carried out in accordance with the approved details.
REASON: In order that the Local Planning Authority may ensure that the detailed design
of the proposal is appropriate to the locality and that any externally mounted equipment
is not of detriment to the residential amenities of nearby occupiers or visual amenities of
the area in accordance with Policies DMG1 and DMG2 of the Ribble Valley Core
Strategy.

24.

Notwithstanding the provisions of the Town and Country Planning (General Permitted
Development) (England) Order 2015 or any Order revoking and re-enacting that Order,
no external ground based lighting/floodlighting or building mounted lighting shall be shall
be erected or placed anywhere within the site or upon the buildings to which this consent
relates without prior written consent having been first given by the Local planning
Authority.
REASON: To enable the Local Planning Authority to exercise control over development
which could prove materially harmful the character and visual amenities of the
immediate area in accordance with Policies DMG1 and DMG2 of the Ribble Valley Core
Strategy.

25.

Notwithstanding the submitted details, no development, including any site preparation,
demolition, scrub/hedgerow clearance or tree works/removal shall commence or be
undertaken on site until a scheme for noise mitigation measures has been submitted to
and approved, in writing, by the Local Planning Authority.
For the avoidance of doubt the scheme shall include glazing and ventilation
specifications and details of acoustics barriers for the eastern boundaries of the
development site. The approved mitigation measures shall be carried out/implemented
in strict accordance with the approved details and prior to the occupation of any of the
units hereby approved.
REASON: To protect the residential amenities of the occupiers of the use(s) hereby
approved in accordance with Policy DMG1 of the Ribble Valley Core Strategy.

BACKGROUND PAPERS
https://www.ribblevalley.gov.uk/site/scripts/planx_details.php?appNumber=3%2F2016%2F0927
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APPLICATION REF: 3/2017/1100
GRID REF: SD 361189 437903
DEVELOPMENT DESCRIPTION:
OUTLINE APPLICATION FOR UP TO 15 SELF-BUILD DWELLINGS (30% AFFORDABLE
SELF-BUILD) INCLUDING ACCESS. LAND ADJACENT TO JOHN SMITH PLAYING FIELD
CHAIGLEY ROAD LONGRIDGE PR3 3TQ
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CONSULTEE RESPONSES/ REPRESENTATIONS MADE:
PARISH COUNCIL:
Longridge Town Council objects to the application on the following grounds:
•
•
•

•

The site is located outside of the settlement boundary
Drainage issues
If allowed it could lead to infill between Rock House and the boundary
Already have sufficient housing supply as per figures in the Core Strategy

ENVIRONMENT DIRECTORATE (COUNTY SURVEYOR):
Subject to a number of observations being addressed at detailed design stage and subject to
further clarification on a number of detailed matters the Highways Development Control Section
have raised no objection to the proposal subject to the imposition of condition(s).
LLFA:
The Lead Local Flood Authority has no objection to the proposed development subject to the
imposition of conditions relating to surface water drainage.
LAAS:
Lancashire Archaeological Advisory Service do not have sufficient evidence to recommend or
require any formal archaeological investigations on the site.
ADDITIONAL REPRESENTATIONS:
7 letters of representation have been received objecting to the application on the following
grounds:
•
•
•
•
•
•

The application is located outside of the settlement boundary.
The application makes reference to a bus stop that does exist
Noise and disruption
No requirement for further dwellings in the area
Increase in traffic
Loss of view

1.

Site Description and Surrounding Area

1.1

The application site is a 1.0 Hectare plot of land located outside of and partially adjacent
the north eastern extents of the defined settlement boundary for Longridge, being
located within defined open countryside.

1.2

The site currently accommodates an area of land used for equestrian purposes including
a stable building and sand and grass paddocks. The remainder of the land remains
undeveloped but being utilised for the turning out of horses.

1.3

The site is bounded to the south by Chaigley Road/ Higher Road. To site is abutted to
the north and west by John Smith Playing Fields. A number of trees are located along
the southern boundary of the site with a number of trees also being located in the main
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body of the land. The southern boundary is delineated by a low level stone wall that
fronts Higher Road off of which primary vehicular access is also provided.
2.

Proposed Development for which consent is sought

2.1

Outline consent (matters of access only) is sought for the erection of 15 self-build
dwellings (including 4 affordable self-build) and the creation of a new access road off
Higher Road.

2.2

The proposal details the closure of the existing access in-lieu of a new vehicular access
in a more centrally located position off Higher Road. The indicative details propose that
eight plots will be sited to the southern extents of the site within close proximity of the
site boundary. A further four units will be located to the northern extents of the site with
the remaining two three plots will be located at the southern extents of the site on the
opposing side of those that will back on to Higher Road.

2.3

The application seeks consent for the erection of self-build units under the Self-build and
Custom Housebuilding Act 2015 (as amended by the Housing and Planning Act 2016).
The Act requires relevant authorities to keep a register of individuals and associations of
individuals who are seeking to acquire serviced plots of land in an authority's area.

2.4

The Act places two main duties upon relevant authorities which are primarily concerned
with increasing the availability of land for self-build and custom housebuilding. These
duties are the ‘duty to grant planning permission etc’ and the ‘duty as regards registers’.
Matters relating to the obligations the act places on the authority are discussed in detail
within the ‘principle’ section of this report.

2.5

No details have been provided within the application in respect of potential occupiers of
the dwellings but it is expected that such occupiers would have to be registered on the
Authority’s self-build register to qualify.

3.

Relevant Planning History
3/2016/0604:
Outline application for a two storey dwelling including access.
(Refused – Unsustainable Location/Contrary to Development Strategy)

4.

Relevant Policies
Ribble Valley Core Strategy
Key Statement DS1 – Development Strategy
Key Statement DS2 – Presumption in Favour of Sustainable Development
Key Statement EN3 – Sustainable Development and Climate Change
Key Statement DMI2 – Transport Considerations
Policy DMG1 – General Considerations
Policy DMG2 – Strategic Considerations
Policy DMH3 – Dwellings in the Open Countryside
Policy DMG3 – Transport and Mobility
Policy DME5 – Renewable Energy
Policy DME6 – Water Management
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National Planning Policy Framework (NPPF)
National Planning Practice Guidance (NPPG)
Technical Guidance to National Planning Policy Framework
5.

Assessment of Proposed Development

5.1

Principle of Development:
5.1.1

The proposal is located outside but partially adjacent to the defined settlement
boundary for Longridge, in this respect, when assessing the locational aspects of
development Policy DMG2 provides guidance stating that:
Within the tier 2 villages and outside the defined settlement areas development
must meet at least one of the following considerations:
1. The development should be essential to the local economy or social
wellbeing of the area.
2. The development is needed for the purposes of forestry or agriculture.
3. The development is for local needs housing which meets an identified need
and is secured as such.
4. The development is for small scale tourism or recreational developments
appropriate to a rural area.
5. The development is for small-scale uses appropriate to a rural area where a
local need or benefit can be demonstrated.

5.1.2

The applicant considers that given the self-build nature of the application that the
application meets the third criterion of DMG2 insofar it has been demonstrated
that the dwelling will be for local needs housing which meets an identified need.

5.1.3

The site that falls within the Defined Open Countryside, the applicant also
considers that the application would also therefore be in accordance with Policy
DMH3 which states that residential development within the open countryside will
be acceptable where it meets an ‘identified local need’.

.
5.1.4

Changes in legislation came into effect on effect on 31 October 2016 which
amended the Self-build and Custom Housebuilding Act 2015 and implemented
Chapter 2 of the Housing and Planning Act 2016 which sets out provisions to
support self-build and custom housebuilding. This means that the second and
final part of the Right to Build - placing a duty on relevant authorities to make
land available to meet the demand on their self-build and custom housebuilding
registers, has now come into force and the Right to Build is now fully
implemented.

5.1.5

It is clear that act has significant implications for the Authority insofar that a duty
is placed upon it to grant sufficient consent for self-build plots to meet the
demand as reflected within the self-build register. However the act is not explicit
in terms of the requirement to meet demand in the areas, settlements or
locations whereby demand is registered.

5.1.6

The authority considers therefore, in terms of locational matters, that self-build
dwellings/plots should not be considered as an ‘exception’ to the criterion of the
Development Strategy for the Borough. Section 38(6) of the Town and Country
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Planning Act 1990, still requires that applications are "determined in accordance
with the Development Plan unless material considerations indicate otherwise".
5.1.7

It is therefore important to give due consideration to the interplay between Key
Statement DS1, Policy DMG2, DMH3 and the Self-Build Act. The Authority
considers that such applications must still be determined in accordance with the
adopted Development Plan which seeks to critically establish both the pattern
and intended scale of development in order to achieve a sustainable pattern of
development across the Borough. To consider otherwise would inevitably result
in the undermining of the main aims and effectiveness of the Development
Strategy.

5.1.8

It is further considered that a failure to require such applications to be in
accordance with the Development Plan would result in the likely perpetuation of
unsustainable patterns of development in locations that would normally be
deemed unsustainable or unsuitable. The Authority considers that the purpose
of the Self-Build Act is not to allow or enable such development to be treated as
an exception to the aims or objectives of the Development Plan, or how it seeks
to guide development towards sustainable locations, solely by virtue of the
circumstances of the potential self-build applicant or the existence of a registered
demand.

5.1.9. In respect of the matter of ‘local need’ the nature of the application does not
currently fit the with definition of ‘local needs housing’ as defined within the
Adopted Core Strategy which states that ‘Local needs housing is the housing
developed to meet the needs of existing and concealed households living within
the parish and surrounding parishes which is evidenced by the Housing Needs
Survey for the parish, the Housing Waiting List and the Strategic Housing Market
Assessment’.
5.1.10 At the time of writing this report no formal observations have been received from
the Head of Housing and Regeneration however concerns have been conveyed
verbally in respect of potential implications for the Local Authority resultant from
the Self-Build Act. It has been discussed that further work may need to be
commissioned in respect of the obligations the act places on the authority and
the potential future implications given the timescales and obligation for granting a
suitable number of self-build consents to match the level of demand which is
reflected within the self-build register. As of yet works have not commenced on
such matters.
5.2

Impact upon Residential Amenity:
5.2.1

As the application is made in outline with matters of layout, scale and
appearance being reserved for consideration at a later date no definitive
assessment can be made in respect of the potential impacts upon residential
amenity resultant from the proposal.

5.2.2

Notwithstanding this matter the Local Planning Authority consider it is appropriate
to give due consideration to potential conflicts or issues that may arise as a result
of a detailed proposal coming forward that reflects the indicative layout proposed.
Given the remoteness of the proposal from directly adjacent built form or existing
dwellings it is not considered that the proposal, at this stage, would result in any
significant detrimental impact upon residential amenity.
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5.3

Highway Safety and Accessibility:
5.3.1

5.4

5.5

5.6

The Highway Development Control Section have raised no objection to the
proposal subject to conditions being imposed in relation to a number of matters
and further clarification being provided at the detailed design stage.

Landscape/Ecology:
5.4.1

The application is accompanied by an Extended Phase 1 Habitat Report. The
report concludes that there is no evidence of specifically protected or otherwise
important species occurring within the development site.

5.4.1

The application has been supported by the submission of an Arboricultural
Impact Assessment that proposes the loss of all trees adjacent the
highway/footway at the southern extents of the site.

Visual Amenity/Impact:
5.5.1

The submitted details, whilst illustrative, convey how the quantum of
development proposed could potentially be accommodated within the site. IN
this respect it is clear that the proposal would represent a significant
encroachment into the Defined Open Countryside. The site, at its most northern
extents would extend some 80m northward from the southern boundary which
adjoins the currently defined settlement boundary for Longridge. The indicative
details also propose that this northern parcel of land would likely host
approximately 5 dwellings.

5.5.2

The defining characteristics of the immediate context on the northern side of
Higher Road, heading northward out of Longridge, is that of a greenfield nature
benefitting from a relatively open aspect. In this respect it is clear, particularly on
approach from the north, that the proposed development would by virtue of its
degree of northern encroachment, be read largely as visually isolated from
adjacent built form for the majority of the approach. As a result it is likely that the
proposed development would be read as a discordant, alien, incongruous and
suburban introduction into the landscape.

Flood Risk and Drainage:
5.6.1

No objections have been received by statutory consultees in respect of matters
relating to flood risk or drainage.

6.

Observations/Consideration of Matters Raised/Conclusion

6.1

Taking account of the above matters and all material considerations it is considered that
the proposal would result in the creation of new dwellings outside of the settlement
boundary within the defined open countryside without sufficient justification.

6.2

In respect of the pattern of development and visual impact it is considered that the
proposal would result in the introduction of built form in a visually prominent location in
the defined open countryside to a degree that cumulatively, would have a visual
suburbanising effect upon the landscape and erode the sense of openness that defines
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the character of the area and character and visual amenities of the defined open
countryside in this location.
6.3

It is further considered that the approval of this application would lead to the creation of
an anomalous, discordant and incongruous pattern and form of development that is
poorly related to the existing settlement by virtue of a degree of visual separation,
particularly at its northern extents, being of significant detriment to the character,
appearance and visual amenities of the area and the character and visual amenities of
the defined open countryside

RECOMMENDATION: That the application be REFUSED for the following reasons:
1.

The proposal is considered contrary to Key Statements DS1, DS2 and Policies DMG2
and DMH3 of the Ribble Valley Core Strategy in that the approval would lead to the
creation new residential dwellings in the defined open countryside, located outside of a
defined settlement boundary, without sufficient justification which would cause harm to
the development strategy for the borough leading to the creation of an unsustainable
pattern of development contrary to the core aims and objectives of the adopted Core
Strategy and the NPPF presumption in favour of sustainable development.

2.

It is considered that the approval of this application would lead to the creation of an
anomalous, discordant and incongruous pattern and form of development that is poorly
related to the existing settlement by virtue of a degree of visual separation, particularly at
its northern extents, being of significant detriment to the character, appearance and
visual amenities of the area and defined open countryside contrary to Policies DMG1
and DMG2 of the Ribble Valley Core Strategy.

3.

The proposal is considered contrary to Policies DMG1 and DMG2 of the Ribble Valley
Core Strategy insofar that it would result in the introduction of built form in a visually
prominent location in the defined open countryside to a degree that cumulatively, would
have a visual suburbanising effect upon the landscape, resulting in an erosion of the
sense of openness that defines the character of the area and being of detriment to the
character and visual amenities of the defined open countryside in this location.

BACKGROUND PAPERS
https://www.ribblevalley.gov.uk/site/scripts/planx_details.php?appNumber=3%2F2017%2F1100
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APPLICATION REF: 3/2017/1188
GRID REF: SD 374972 437491
DEVELOPMENT DESCRIPTION:
ERECTION OF ONE SELF-BUILD DWELLING AND ASSOCIATED WORKS AT WISWELL
BROOK FARM, MOORSIDE LANE, WISWELL BB7 9DB
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CONSULTEE RESPONSES/ REPRESENTATIONS MADE:
PARISH COUNCIL:
Wiswell Parish Council objects to the application on the following grounds:
•
•
•
•

•
•
•

The application does not meet a housing need within the village, i.e. low cost home,
essential home for a farm or forestry worker, home/bungalow for residents over 55years old.
The site is unsustainable due distance of travel to educational facilities and shops.
Located within a tier two village which have a low sustainability factor, Wiswell does not
have any public transport serving it or any public community facilities.
The site, which is sloped, will require a substantial amount of spoil to be removed off site
which will cause disruption to neighbours and village over a long period of time. The village
has had continuous movements of HGVs removing spoil from the two sites in the village for
the last two years.
The self-build application is not as it was intended under NPFF and subsequent
amendments, i.e. to provide building plots for groups and individuals to construct their own
homes not build to a grand design house on land that you own.
Moorside Lane over much of its length is only 2.5 meters wide and without passing places
with the increase in traffic that the dwelling will generate this will cause a conflict with the
users of the public footpath that runs the length of Moorside Lane.
Loss of the natural woodland which is part of the long established biodiversity of Moorside
Lane, the wood has been removed over the last two years.

ENVIRONMENT DIRECTORATE (COUNTY SURVEYOR):
The Highways Development Control Section have raised no objection to the proposal subject to
the imposition of condition(s).
UNITED UTILITIES:
No objection to the proposed development subject to the imposition of conditions.
ADDITIONAL REPRESENTATIONS:
10 letters of representation have been received objecting to the application on the following
grounds:
•
•
•
•
•
•
•
•
•
•

The application is not for Local Needs Housing.
The site has been systematically cleared of woodland prior to the application having been
submitted.
Inadequate access arrangements.
Highway inadequate to accommodate construction vehicles.
Loss of privacy due to elevated nature of the site.
Unsustainable location.
Self-build should not be used to justify proposals that would otherwise be unacceptable.
Loss of biodiversity.
Increased light pollution
Proposal is contrary to the Core Strategy.
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1.

Site Description and Surrounding Area

1.1

The application site is a 0.2 Hectare plot of greenfield land located towards the eastern
extents of Moorside Lane. A portion of the southern extents of the site is located within
the defined settlement boundary of Wiswell with the remainder of the site falling outside
of the aforementioned allocation, being located within defined open countryside.

1.2

The submitted indicative layout proposes that approximately a third of the ground floor
footprint will be located within the settlement boundary with the remaining two thirds
representing and encroachment into the open countryside. This will result in the majority
of the residential curtilage associated with the dwelling also being within defined open
countryside, albeit with the access point off of Moorside Lane remaining within the
settlement boundary.

1.3

The site previously occupied a large number of trees which at the time of visiting the site
appear to have been felled, elements of hedgerow have also been removed. Public
Right of Way Footpath no.15 abuts the eastern extents of the site. The site is bounded
to the west by the residential curtilage associated with ‘Moorside’ and to the north by
numbers 14 and 16 Leys Close.

2.

Proposed Development for which consent is sought

2.1

Outline consent (matters of access only) is sought for the erection of a single self-build
dwelling off Moorside lane Wiswell. It is proposed that vehicular and pedestrian access
will be provided ate the southern extents of the site off Moorside Lane. Due to the
differences in levels between the lane and the main body of the site it is likely that this
will be in the form of a ramped access with some grading of the land being required.

2.2

The application seeks consent for a self-build unit under the Self-build and Custom
Housebuilding Act 2015 (as amended by the Housing and Planning Act 2016). The Act
requires relevant authorities to keep a register of individuals and associations of
individuals who are seeking to acquire serviced plots of land in an authority's area. The
Act places two main duties upon relevant authorities which are primarily concerned with
increasing the availability of land for self-build and custom housebuilding. These duties
are the ‘duty to grant planning permission etc’ and the ‘duty as regards registers’.
Matters relating to the obligations the act places on the authority are discussed in detail
within the ‘principle’ section of this report.

2.3

The application has been made on behalf of an individual who resides within Wiswell,
directly adjacent the application site. The individual is also on the Local Authority’s SelfBuild register, having first been entered on to the register on the 10th of November 2017.

3.

Relevant Planning History
The site has no planning history that is directly relevant to the determination of the
current application.

4.

Relevant Policies
Ribble Valley Core Strategy
Key Statement DS1 – Development Strategy
Key Statement DS2 – Presumption in Favour of Sustainable Development
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Key Statement EN3 – Sustainable Development and Climate Change
Key Statement DMI2 – Transport Considerations
Policy DMG1 – General Considerations
Policy DMG2 – Strategic Considerations
Policy DMG3 – Transport and Mobility
Policy DME5 – Renewable Energy
Policy DME6 – Water Management
National Planning Policy Framework (NPPF)
National Planning Practice Guidance (NPPG)
Technical Guidance to National Planning Policy Framework
5.

Assessment of Proposed Development

5.1

Principle of Development:
5.1.1

An element of the application site is located within the Defined Settlement
Boundary for Wiswell with the remainder being located within the Defined Open
Countryside. Wiswell is categorised as a Tier 2 settlement, Key Statement DS1
states that development within Tier 2 Villages will need to meet proven local
needs or deliver regeneration benefits. Policy DMG2 provides further guidance
stating that:
Within the tier 2 villages and outside the defined settlement areas development
must meet at least one of the following considerations:
6. The development should be essential to the local economy or social
wellbeing of the area.
7. The development is needed for the purposes of forestry or agriculture.
8. The development is for local needs housing which meets an identified
need and is secured as such.
9. The development is for small scale tourism or recreational developments
appropriate to a rural area.
10. The development is for small-scale uses appropriate to a rural area where
a local need or benefit can be demonstrated.

5.1.2

The applicant considers that given the self-build nature of the application and
given the application has been made by a resident of Wiswell who lives adjacent
the site and who is registered on the Local Authoritys Self-Build register, that the
application meets the third criterion of DMG2 insofar it has been demonstrated
that the dwelling will be for local needs housing which meets an identified need.

5.1.3

In respect of the portion of the site that falls within the Defined Open Countryside,
the applicant also considers that the application would also therefore be in
accordance with Policy DMH3 which states that residential development within
the open countryside will be acceptable where it meets an ‘identified local need’.

.
5.1.4

Changes in legislation came into effect on effect on 31 October 2016 which
amended the Self-build and Custom Housebuilding Act 2015 and implemented
Chapter 2 of the Housing and Planning Act 2016 which sets out provisions to
support self-build and custom housebuilding. This means that the second and
final part of the Right to Build - placing a duty on relevant authorities to make
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land available to meet the demand on their self-build and custom housebuilding
registers, has now come into force and the Right to Build is now fully
implemented.
5.1.5

It is clear that act has significant implications for the Authority insofar that a duty
is placed upon it to grant sufficient consent for self-build plots to meet the
demand as reflected within the self-build register. However the act is not explicit
in terms of the requirement to meet demand in the areas, settlements or
locations whereby demand is registered.

5.1.6

The authority considers therefore, in terms of locational matters, that self-build
dwellings/plots should not be considered as an ‘exception’ to the criterion of the
Development Strategy for the Borough. Section 38(6) of the Town and Country
Planning Act 1990, still requires that applications are "determined in accordance
with the Development Plan unless material considerations indicate otherwise".

5.1.7

It is therefore important to give due consideration to the interplay between Key
Statement DS1, Policy DMG2, DMH3 and the Self-Build Act. The Authority
considers that such applications must still be determined in accordance with the
adopted Development Plan which seeks to critically establish both the pattern
and intended scale of development in order to achieve a sustainable pattern of
development across the Borough. To consider otherwise would inevitably result
in the undermining of the main aims and effectiveness of the Development
Strategy.

5.1.8

It is further considered that a failure to require such applications to be in
accordance with the Development Plan would result in the likely perpetuation of
unsustainable patterns of development in locations that would normally be
deemed unsustainable or unsuitable. The Authority considers that the purpose
of the Self-Build Act is not to allow or enable such development to be treated as
an exception to the aims or objectives of the Development Plan solely by virtue of
the circumstances of the potential self-build applicant or the existence of a
registered demand.

5.1.9. In respect of the matter of ‘local need’ the nature of the application does not
currently fit the with definition of ‘local needs housing’ as defined within the
Adopted core Strategy which states that ‘Local needs housing is the housing
developed to meet the needs of existing and concealed households living within
the parish and surrounding parishes which is evidenced by the Housing Needs
Survey for the parish, the Housing Waiting List and the Strategic Housing Market
Assessment’.
5.1.10 At the time of writing this report no formal observations have been received from
the Head of Housing and Regeneration however concerns have been conveyed
verbally in respect of potential implications for the Local Authority resultant from
the Self-Build Act. It has been discussed that further work may need to be
commissioned in respect of the obligations the act places on the authority and
the potential future implications given the timescales and obligation for granting a
suitable number of self-build consents to match the level of demand which is
reflected within the self-build register.
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5.2

5.3

Impact upon Residential Amenity:
5.2.1

As the application is made in outline with matters of layout, scale and
appearance being reserved for consideration at a later date no definitive
assessment can be made in respect of the potential impacts upon residential
amenity resultant from the proposal. Notwithstanding this matter the Local
Planning Authority consider it is appropriate to give due consideration to potential
conflicts or issues that may arise as a result of a detailed proposal coming
forward that reflects the indicative layout proposed.

5.2.2

The application has been accompanied by an indicative site plan which shows
the proposed dwelling occupying a relatively central location within the site. The
submitted details indicate that primary living accommodation will be
accommodated at ground floor and it is therefore logical to assume that the
proposal will be two-storeys to accommodate bedrooms at first floor or that these
will be accommodated within the roofspace.

5.2.3

The site benefits from an elevated position when taking account of the properties
to the north and north west. Taking this into account there may be the potential
for detrimental impacts upon residential amenity upon these neighbouring
properties by virtue of direct overlooking or a potentially overbearing impact.
However members will note at this stage such an impact, if any, cannot be
accurately quantified or assessed.

Highway Safety and Accessibility:
5.3.1

5.5

5.6

The Highway Development Control Section have raised no objection to the
proposal subject to conditions being imposed in relation to parking provision,
access arrangements and vehicular charging points.

Landscape/Ecology:
5.5.1

The application is accompanied by an Extended Phase 1 Habitat Survey. The
report concludes that there is no evidence of specifically protected or otherwise
important species occurring within the development site. The report does identify
that a number of breeding birds occur on the site, one of which being Dunnock, a
species of principal importance for conservation. Consequently the report
recognises that there will be a minor loss of breeding habitat as a result of the
proposal.

5.5.1

The application has been supported by the submission of an Arboricultural
Impact Assessment however given consent is not sought for matters of layout no
detailed assessment can be made at this stage in respect of the potential for
impact upon trees.

Flood Risk and Drainage:
5.6.1

No issues have been raised by statutory consultees in respect of matters relating
to flood risk or drainage.
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6.

Observations/Consideration of Matters Raised/Conclusion

6.1

Taking account of the above matters and all material considerations it is considered that
the proposal would result in the creation of a dwelling partially located within a Tier 2
settlement that fails to meet the required proven local need or deliver regeneration
benefits.

6.6

Furthermore, and for the reasons outlined above, the proposed development is also
considered to be in direct conflict with the aims and objectives of the adopted
development plan insofar that the granting of planning consent would result in the
creation of a residential dwelling, not only partially within the defined open countryside
without sufficient justification, but also in an unsustainable location that does not benefit
from adequate walkable access to services and facilities.

RECOMMENDATION: That the application be REFUSED for the following reasons:
1.

The proposal is considered contrary to Key Statements DS1, DS2 and Policies DMG2
and DMH3 of the Ribble Valley Core Strategy in that the granting of approval would lead
to the creation of new residential dwelling and/or associated residential curtilage being
partially located in the defined open countryside, located outside of a defined settlement
boundary, without sufficient or adequate justification.

2.

The proposal would lead to the perpetuation of an unsustainable pattern of development
in a Tier 2 location, without sufficient or adequate justification, that does not benefit from
adequate walkable access to local services or facilities - placing further reliance on the
private motor-vehicle contrary to the aims and objectives of Key Statement DMI2 and
Policies DMG2 and DMG3 of the adopted Core Strategy and the National Planning
Policy Framework presumption in favour of sustainable development.

BACKGROUND PAPERS
https://www.ribblevalley.gov.uk/site/scripts/planx_details.php?appNumber=3%2F2017%2F1188
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APPLICATION REF: 3/2018/0024
GRID REF: SD 375771 434981
DEVELOPMENT DESCRIPTION:
CONVERSION AND EXTENSION OF REDUNDANT PIGGERY AND STORE TO ONE
SINGLE-STOREY DWELLING INCLUDING ACCESS AND PARKING AT LAND ADJACENT
HAMMOND DRIVE, READ
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CONSULTEE RESPONSES/ REPRESENTATIONS MADE:
PARISH COUNCIL:
Read Parish Council:
Councillors support this application which brings back into use redundant farm buildings in a
sympathetic design that has minimal impact on the visual amenity of the open countryside.
ENVIRONMENT DIRECTORATE (COUNTY SURVEYOR):
The proposed development would be served from a private road and offers sufficient areas for
parking and turning within the site. The proposal therefore raises no highway concern and no
objection is raised.
HISTORIC ENGLAND:
Do not wish to offer any comments and suggest advice is sought from the Council’s specialist
conservation and archaeological advisers.
LANCASHIRE ARCHAEOLOGICAL ADVISORY SERVICE:
The proposed development mainly impacts buildings which were erected between 1848 and
1893 although the 'enclosed paddock' to the south of the buildings was extant in 1848, perhaps
forming an orchard at that time. They were no doubt built and operated by the Read Hall estate.
The Listed Grade II* Hall of 1818-25 is some 130m to the south and a Grade II estate icehouse
(post-1848) is located immediately outside the east wall of the 'walled paddock' on the south
side of the application site.
LAAS consider that overall the impact level of the proposed works on the extant structures could
be considered to be moderate to high, rather than minor as implied in the HIA. The significance
of this impact, however, is offset by the late date and relatively low importance of the structures,
as well as the extant screening of the site. It would probably be assessed as 'minor negative' if
Environmental Assessment methodologies were used.
In view of the above, LAAS do not object to the proposals as set out and if on balance the
Council decides to grant permission to the application, would recommend that some minor
recording work be undertaken as a condition of any consent.
LOCAL LEAD FLOOD AUTHORITY:
Consultation not required and therefore no comments provided.
ADDITIONAL REPRESENTATIONS:
No representations have been received.
1.

Site Description and Surrounding Area

1.1

The application relates to two detached former agricultural buildings within the extensive
estate grounds of Read Hall, Read. Read Hall is a Grade II* Listed Building located
approximately 150m from the two buildings to which this application relates.
Approximately 50m to the south east of the application buildings is a Grade II Listed
69

Icehouse associated with Read Hall. The main access to Read Hall is off Whalley Road
(A671) however there is another access via a private road from Hammond Drive and it is
this private road which provides access to the application site.
1.2

The buildings to which this application relates are a former piggery and storage building.
Both buildings are single storey stand-alone detached properties positioned
perpendicular to each other with a separation gap of approximately 1m. Both buildings
incorporate solid stone external walls with a slate roof, with the piggery having a pitched
roof and the store building a mono-pitch roof. In terms of footprint the buildings are
relatively similar in size, each measuring under 40sqm and resulting in a combined
floorspace/footprint of 75sqm.

1.3

Directly to the south of the pitched roof piggery building is a courtyard area which is
almost fully enclosed by an attractive 3m high stone wall, although there is a significant
gap in the south facing elevation of this wall which provides views and access to the
piggery and this courtyard area from the south. There is clear evidence that this
courtyard area to the south of the buildings was paved and there are the remains of a
small section of wall which once split this courtyard area into two. To the south of the
courtyard area is a walled paddock and the southern section of the courtyard wall is the
northern section of this paddocked area. This walled paddock is almost fully enclosed,
with the exception of the section in the northern part which provides access to the
piggery and a gate in the north east corner.

1.4

As mentioned above the buildings are within the extensive grounds of Read Hall,
however the buildings are now in separate ownership from Read Hall. As Read Hall is a
Grade II* Listed Building there is a case for the application buildings being listed as a
result of being within the curtilage of a listed building. The issue of whether the buildings
are listed by curtilage is complex and there is no simply way of assessing this, meaning
that it often comes down to the judgement of interested parties. This issue is discussed
in detail in the “Assessment” section of this report but at the very least the buildings are
considered to be non-designated heritage assets.

1.5

In terms of the site itself, the buildings are located outside the settlement boundary of
Read and therefore are defined as open countryside. The buildings are sited 50m north
of the private road running through Read Hall and the land slopes up from south to north
meaning that the buildings re set considerably above road level. Either side of the
buildings (east and west) is a small private woodland area and to the south is the above
mentioned walled paddock.

1.6

Beyond the immediate surrounding of the paddock and woodland the site is surrounded
by open gardens associated with Read Hall known as Read Park. This surrounding land
is defined as Ancient and Post Medieval Ornamental land in the Lancashore Historic
Landscape Type and a recent Heritage Assessment of Read Hall identifies that its
“parkland setting remains as legible today as when the mansion was first built” and
“significance is further enhanced by its setting within its historic parkland, and the
relationship it shares with ancillary buildings, particularly the farm buildings and lodge”. It
should also be noted that Read Hall and Park is identified as having “Regional/County”
significance in a 2013 document entitled ‘A Local Lost of Lancashire’s Unregistered
Historic Designed Landscapes’.
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2.

Proposed Development for which consent is sought

2.1

The application seeks to convert two outbuildings (piggery and store) into one dwelling.
The proposal would include significant extensions to the footprint of the existing buildings
and as per the submitted structural report would require some rebuilding and remedial
works to the existing buildings so as to ensure they are suitable for residential use.

2.2

In terms of extensions the application proposed to infill the walled courtyard area with a
flat roof directly to the south of the existing piggery. This area measures 11.1m wide by
8m wide and the south facing elevation, facing into the walled paddock would contain six
large full length sliding panel doors. This extension would be used as an open plan
kitchen, dining and living area. The submitted application suggests that this is not an
extension as the walled courtyard forms part of the piggery building, however the LPA
wholly disagree with this and consider the infill of this external area to create internal
living accommodation for the proposed dwelling to be an extension. The existing piggery
building would be converted to provide a bathroom study, utility room and form part of
the entrance.

2.3

To the east of the piggery building and to the south of the storage building the
application also proposes a large extension which would connect these two currently
separate buildings. This extension would measure 11.1m in length by 4.4m wide and
have a flat roof design measuring 2.7m to highest point. This extension would provide a
large master bedroom with a dressing room and an additional bedroom.

2.4

To the north of the piggery building and to the west of the storage building the
application proposes another extension that would link the buildings. This glazed and flat
roof extension would measure 3.6m x 1.8m and would be used as the entrance/porch.

2.5

The existing storage building would be converted to provide a bedroom (en-suite) and a
store room. Overall the proposed application proposes to convert these two modest
sized buildings, currently measure 75sqm into a three-bedroom dwelling measuring
222sqm.

2.6

In addition to the new openings to be provided as part of the proposed extensions, the
application proposes one new door opening in the west facing elevation and the
installation of three new roof lights in the north facing roof slope of the piggery building.

2.7

Vehicular access would be provided via an existing field gate off the private road and a
new hard surfaced driveway would be installed leading up from this access to the
proposed dwelling, located approximately 50m from the private road. A car
parking/forecourt area would be provided to the west of the buildings and the application
includes a modest external garden area for the proposed occupants of the dwelling.

3.

Relevant Planning History

3.1

There have been various planning applications at Read Hall and its associated buildings,
however there have been no planning applications submitted in relation to the two
buildings subject of this proposal.

4.

Relevant Policies
Ribble Valley Core Strategy:
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Key Statement DS1 – Development Strategy
Key Statement DS2 – Sustainable Development
Key Statement EN2 – Landscape
Key Statement EN5 – Heritage Assets
Key Statement DMI2 – Transport Considerations
Policy DMG1 – General Considerations
Policy DMG2 – Strategic Considerations
Policy DMG3 – Transport and Mobility
Policy DME1 – Protecting Trees and Woodlands
Policy DME2 – Landscape and Townscape Protection
Policy DME3 – Site and Species Protection and Conservation
Policy DME4 – Protecting Heritage Assets
Policy DMH3 – Dwellings in the Open Countryside & the AONB
Policy DMH4 – The Conversion of Barns and Other Buildings to Dwellings
Planning (Listed Buildings and Conservation Areas) Act 1990
National Planning Policy Framework (NPPF)
National Planning Practice Guidance (NPPG)
5.

Assessment of Proposed Development

5.1

Principle of Development:
5.1.1

The proposed development site falls outside of the Council’s defined settlement
boundaries and therefore is designated as open countryside within the adopted
Core Strategy. Policy DMG2 (Strategic Considerations) requires that
development within the Tier 2 Settlements must meet at least one of the following
considerations:
1. The development should be essential to the local economy to social
wellbeing of the area
2. The development is needed for the purposes of forestry or agriculture
3. The development is for local needs housing which meets an identified need
and is secured as such
4. The development is for small scale tourism or recreational development
appropriate to a rural area
5. The development is for small-scale uses appropriate to a rural area where a
local need or benefit can be demonstrated
6. The development is compatible with the enterprise zone designation.

5.1.2

This is reiterated within Key Statement DS1 and at table 4.12 of the Core
Strategy, which stipulates that the total number of houses to be located outside
of the settlement boundaries over the plan period is 0.

5.1.3

Core Strategy Policy DMH3 relates specifically to dwellings within the open
countryside and states that new dwellings will be limited to ‘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’.
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5.1.4

As such, whilst this policy does permit the conversion of buildings to residential
use, it does stipulate that such buildings must be suitably located. This approach
is supported by paragraph 55 of the National Planning Policy Framework (NPPF)
which states that ‘Local planning authorities should avoid new isolated homes in
the countryside unless there are special circumstances’. However Paragraph 55
of the Framework permits new isolated homes in the countryside where
development would re-use redundant or disused buildings and lead to an
enhancement to the immediate setting.

5.1.5

Additional guidance on proposals to convert barns to dwellings is provided by
Core Strategy Policy DMH4. This policy states that planning permission will be
granted for the conversion of buildings to dwellings where:
1. The building is not isolated in the landscape, i.e. it is within a defined
settlement or forms part of an already group of buildings, and
2. There need be no unnecessary expenditure by public authorities and utilities
on the provision of infrastructure, and
3. There would be no materially damaging effect on the landscape qualities of
the area or harm to nature conservations interests, and
4. There would be no detrimental effect on the rural economy, and
5. The proposals are consistent with the conservation of the natural beauty of
the area.
6. That any existing nature conservation aspects of the existing structure are
properly surveyed and where judged to be significant preserved or, if this is
not possible, then any loss adequately mitigated.

5.1.6

In terms of location and isolation, the proposed buildings are located
approximately 60m from the nearest buildings within the Read Hall complex
which consists of a number of converted buildings and garages, and therefore it
could be argued that the application buildings are somewhat “isolated”. The
Listed Icehouse is located closer to the application buildings however this is an
almost unground structure that does not have the visual appearance of a building
as it is covered in grass. Nevertheless, the proposed dwelling would be accessed
via the same track which serves the nearby properties within the Read Hall
complex, and a distance of 60m is considered to be border line in terms of
distance/isolation. As such, whilst these outbuildings are physically separated
from other building at Read Hall, on balance it is accepted that they form part of
an already group of buildings and thus accord with criterion 1 of Policy DMH4.

5.1.7

In terms of the other criteria listed above, these issues are considered in greater
detail later in the report. Policy DMH4 does go on to state that the building(s) to
be converted must also:
•

•

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;
be of a sufficient size to provide necessary living accommodation without the
need for further extensions which would harm the character or appearance of
the building, and
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•

•

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
the building has a genuine history of use for agriculture or another rural
enterprise.

5.1.8

In respect of the structurally soundness and capability of the building to be
converted as require by both Policies DMH3 and DMH4, a structural survey has
been submitted with this application, however this structural report states “it is not
within the scope of our brief to prepare a detailed schedule/specification of
remedial works…”. In response to this, the purpose of a structural report being a
requirement of a conversion application is so that the Council can assess
whether the buildings are structurally sound and capable of conversion for the
proposed use without the need for extensive building or major alteration. The
submitted structural report does state that the buildings would require some
remedial works/rebuilding and hence the LPA requested more information in
respect of this. The applicant has thus provided plans showing the sections of the
piggery building that would need to be rebuilt, along with the south facing
paddock/courtyard wall which is to be incorporated into the proposed conversion
and all stone surrounds would be replaced. In summary, whilst the conversion
would require some elements of rebuilding works, the existing buildings are
considered to be structurally sound and capable of conversion as required by
Policies DMH3 and DMH4.

5.1.9

The buildings clearly have a history of agricultural use, being used as a piggery
and an agricultural store, and as detailed earlier in this report the buildings are
attractive in appearance and located within a sensitive location. The buildings are
considered to non-designated Heritage Assets (when considered against
National Guidance) of historical interest and thus the broad principle of their
retention would contribute to the surroundings.

5.1.10 In view of the above, from the main consideration in whether the principle of the
proposed conversion is acceptable would be whether the building(s) are “of a
sufficient size to provide necessary living accommodation without the need for
further extensions which would harm the character or appearance of the
building”.
5.1.11 The existing buildings have a footprint of 75sqm and as mentioned in the
“Description of development” section of this report the proposal involves various
extensions and alterations that would not only significantly alter the visual
appearance of the buildings (discussed later in this report) but also vastly
increase the footprint. The proposed extensions would increase the footprint of
the existing buildings by 148sqm (197%) and therefore almost treble the
footprint. The submitted application claims that the increase in footprint is only
33%, suggesting that the infill of the external courtyard area should not be
classed as an extension but forms part of the original/existing footprint of the
building. The LPA wholly disagree with this approach and consider the infill of an
external courtyard area which has no roof to be an extension to the existing
buildings. The LPA accept that this courtyard is enclosed by boundary walls, but
this does not mean that the courtyard is a building and therefore to incorporate
this external courtyard area into the proposed conversion and utilise as living,
dining and kitchen areas is clearly an extension. Whilst the LPA are under no
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doubt that enclosing this courtyard area should be treated as an extension, to
even consider an external courtyard with boundary walls as part of a useable
space of an adjoining building would set a very dangerous precedent throughout
the open countryside.
5.1.12 In view of the above, the increase of the footprint and internal useable space of
the existing buildings by 197% is considered to be excessively disproportionate
to the size of the existing buildings and such large extensions would undoubtedly
harm the character and appearance of the existing buildings which is contrary to
Policy DMH4 which requires buildings to be converted to provide necessary living
accommodation without the need for further extensions which would harm the
character or appearance of the building(s) and DMH3 which requires the design
of conversions to be in keeping with their surroundings.
5.1.13 To expand further on the above issue, the existing buildings are relatively small
having a combined footprint of only 75sqm and therefore these buildings would
only provide a modest level of accommodation for future occupiers if converted.
Before submitting this application the applicant engaged in pre-application
discussions with the LPA where it was made clear that the level (size/scale) of
proposed extensions proposed were not acceptable and that any extensions
need to be proportionate to the size of the existing building, a modest link
extension which connected the two buildings would have been considered
proportionate and therefore acceptable. To put the level of development
proposed by this application in perspective, the national minimum house size
standard states a three-bedroom bungalow should measure a minimum of
96sqm and therefore this property, measuring 222sqm for a three-bedroom
bungalow massively exceeds this guidance. The minimum house size standard
for a six-bedroom bungalow is 125sqm and the proposal (222sqm) would also
significantly exceeds this figure as well.
5.1.14 In summary, whilst the broad principle of converting these buildings to a
residential use is acceptable in this location, given the size of the buildings it is
considered that a one bedroom (potentially two-bedroom) property would be
viable and the applicant’s desire for a large three-bedroom dwelling with
expansive living, dining and kitchen areas, along with an en-suite bedroom, a
dressing room, a study and a utility room is unrealistic and for the Council to
support such large scale extensions to these modest sized buildings would set a
dangerous precedent for other conversions in the open countryside.
5.2

Design/appearance/Impact on listed buildings:
5.2.1

The application buildings are located within the extensive grounds of Read Hall
which is a Grade II* Listed Building and as such there is a case for the
application buildings to themselves be listed as a result of being within the
curtilage of a listed building. As mentioned earlier in this report the issue of
whether buildings are listed by curtilage is complex and there is no simple way of
assessing, meaning that it often comes down to the judgement of interested
parties.

5.2.2

In the determination of this application the LPA must therefore carefully
considered whether these buildings are listed by curtilage. The application
buildings are approximately 150m from Read Hall and the submitted Heritage
Statement comments that these “…buildings were part of Read Hall Farm, which
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was separated from the Hall in the mid-20th Century” and therefore the heritage
statement implies that buildings are not part of the curtilage of Read Hall. The
Author of the Heritage Statement is of the opinion that the buildings are not
listed, but are considered to be non-designated heritage assets.
5.2.3 Planning Law (section 1(5) of the Planning (Listed Buildings and Conservation
Areas Act 1990) states that the listed building also includes any ancillary object
or structure within the curtilage of the building, which forms part of the land and
has done so since before 1 July 1948. Historic England’s own guidance on this
matter accepts that determining whether buildings are listed by curtilage is a
“difficult judgement” and that “The curtilage of a building has to be
determined on a case-by-case basis, but (curtilage) is essentially the area
of land that is ancillary to the main building” (in this case Read Hall).
5.2.4

Historic England are consulted on all applications for works to, or that affect the
setting of, Grade I and Grade II* Listed Building and in response to the LPA’s
consultation on this application Historic England have offered no comments,
other than to suggest that advice is sought from the Council’s specialist
conservation and archaeological advisers. The LPA have therefore consulted with
Lancashire Archaeological Advisory Service (LAAS) and within their response
LAAS have confirmed that the application buildings were erected between 1848
and 1893, which is after Read Hall (1818-1825), however this in itself is not a
reason to conclude that the buildings are not still part of the curtilage of Read
Hall, in fact LAAS have commented that the building “…were no doubt built and
operated by the Read Hall estate.”

5.2.5

LAAS’ response does not specifically refer to whether or not they consider these
buildings are listed by curtilage, however LAAS agree with the submitted
Heritage Statement that the buildings are considered to be non-designated
heritage assets.

5.2.6

In consideration of the above guidance and expert advice, the LPA are of the
opinion that the application buildings are clearly attractive in appearance and at
the very least considered to be non-designated heritage assets as a result of
their age, appearance and association with Read Hall. In terms of whether the
buildings are listed by curtilage, it is accepted that they are located a significant
distance away from Read Hall (150m) and whilst they do form part of the wider
estate, the Read Hall complex has been somewhat separated by various
applications for conversions of other buildings and thus the buildings are no
longer considered to be within the existing residential curtilage of Read Hall.
Furthermore the buildings are now in separate ownership from Read Hall.

5.2.7

Whilst when looked at individually the above mentioned considerations are not
on their own enough to say that the buildings are not listed by curtilage, when
considered cumulatively it is accepted that the buildings are not listed by the
curtilage of Read Hall, but the buildings are considered to be non-designated
heritage assets and the impact of the proposal on the setting of the nearby listed
buildings is a consideration.

5.2.8

In terms of the nearby listed Icehouse, whilst this is sited closer to applications
buildings than the Read Hall, not all listed buildings have a curtilage and in this
case the Icehouse is clearly an ancillary building and does not have its own
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curtilage. As such the buildings are also not considered to be listed as a result of
their proximity to the ancillary Icehouse.
5.2.9

In respect of the impact the proposal would have upon the setting of nearby listed
buildings, Section 66(1) of the Planning (Listed Building and Conservation Areas)
Act 1990 states that in considering whether to grant planning permission for
development which affects a listed building or its setting, the local planning
authority shall have special regard to the desirability of preserving the building or
its setting or any features of special architectural or historic interest which it
possesses. Furthermore, the Court of Appeal has held that decision-makers
should give considerable importance and weight to the desirability of preserving
the setting of listed buildings when carrying out the balancing exercise.

5.2.10 One of the 12 core planning principles of the NPPF is to conserve heritage
assets in a manner appropriate to their significance, so that they can be enjoyed
for their contribution to the quality of life of this and future generations. Similarly
Policy DME4 of the Ribble Valley Core Strategy does not support development
that would cause harm to the significance of a heritage asset, in this case the
setting of the nearby Listed Buildings. Key Statement EN5: Heritage Assets
states that “There will be a presumption in favour of the conservation and
enhancement of the significance of heritage assets and their settings. The
Historic Environment and its Heritage Assets and their settings will be conserved
and enhanced in a manner appropriate to their significance for their heritage
value; their important contribution to local character, distinctiveness and sense of
place, and to wider social, cultural and environmental benefits.”
5.2.11 Paragraph 129 of the NPPF states that “Local planning authorities should identify
and assess the particular significance of any heritage asset that may be affected
by a proposal (including by development affecting the setting of a heritage asset)
taking account of the available evidence and any necessary expertise. They
should take this assessment into account when considering the impact of a
proposal on a heritage asset, to avoid or minimise conflict between the heritage
asset’s conservation and any aspect of the proposal.” Paragraph 131 of the
NPPF requires LPAs to take account of the desirability of sustaining and
enhancing the significance of heritage assets. Paragraph 132 requires great
weight to be given to the conservation of heritage assets and paragraph 133
states that where a proposal will lead to substantial harm to the significance of a
designated heritage asset, consent should be refused unless it can be
demonstrated that there are public benefits that outweigh that harm. Paragraph
133 of the NPPF states that “when considering the impact of a proposed
development on the significance of a designated heritage asset, great weight
should be given to the asset’s conservation. The more important the asset, the
greater the weight should be.”
5.2.12 The application is accompanied by a Heritage Statement which identifies the
buildings as non-designated heritage assets and states that the site is wellenclosed, set in private and mainly wooded grounds. The Heritage Statement
comments that the external changes to the site on the public domain are very
limited as most of the developments are within the walled compound. The
statement goes on to comment that there are no clear views of Grade II* Listed
Building (Read Hall) from the application site and there would be no impact on
the character, setting or significance of that building, especially as the former
service buildings and model farm have already been converted into residential
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use. The statement also refers to the nearer Icehouse, commenting that this is
largely subterranean structure and as a result of the tall paddock walls there
would be no impact upon the character, setting or significance of the icehouse.
5.2.13 In response to the submitted Heritage Statement, whilst it is accepted that the
application building is not directly visible from the Grade II* Listed Read Hall, this
does not mean that proposed alterations to the application buildings do not affect
the setting of this listed building. This was established as recently as June 2017
where the Planning Court agreed with the claimant and overturned an Inspector’s
Decision at Kedleston Hall in Derbyshire (Steer v SSCLG 22nd June 2017). The
Court decided that the Inspector had “…adopted an artificially narrow approach
to the issue of setting which treated visual connections as essential and
determinative”, and that this had amounted to an error of law when the Inspector
considered that because the proposed development was not visible from the
listed hall it did not impact upon its setting. In respect of the current application,
the application buildings clearly form part of the historic Read Hall estate and its
gardens, and therefore form part of its setting and any alterations to these
building must be carefully considered.
5.2.14 The application proposes disproportionately large, contemporary and modern
extensions to these modest and simple designed buildings. The proposed
extensions would almost treble the footprint of the existing buildings and contain
high levels of glazing with flat roofs. It is considered that the proposed extensions
would significantly alter the existing/original appearance of these buildings which
is at odds with traditional character and appearance of the Read Hall estate and
its setting. The LPA contends that the fact that the buildings and proposed
extensions are not directly visible from Read Hall is not a justification for
inappropriate development.
5.2.15 The surrounding parks and gardens associated with Read Hall significantly
contribute to the buildings significance as a heritage asset, with the surrounding
land defined as Ancient and Post Medieval Ornamental land in the Lancashire
Historic Landscape Type and a recent Heritage Assessment of Read Hall
specially identifies that its “parkland setting remains as legible today as when the
mansion was first built” and “significance is further enhanced by its setting within
its historic parkland, and the relationship it shares with ancillary buildings,
particularly the farm buildings and lodge”. It should also be noted that Read Hall
and Park is identified as having “Regional/County” significance in a 2013
document entitled ‘A Local Lost of Lancashire’s Unregistered Historic Designed
Landscapes’ and therefore it is the surrounding land and not just the building of
Read Hall itself that contribute to its designation as a Grade II* listed heritage
asset of national importance.
5.2.16 The submitted Heritage Statement refers to other buildings that have been
converted to residential use within the Read Hall estate, however these have
been done in simple and traditional style without the need for large extensions or
major alteration as proposed by this application. The Heritage Statements
comments that the views of the external changes are “very limited”, however the
six full-length glazed sliding doors to be installed within the south facing elevation
of the property, within the existing courtyard wall, would be visible from the public
right of way (3-34-FP-2) that runs directly through the grounds of Read Hall. This
right of way is frequently used and being situated on higher ground above this
right of way this modern and contemporary feature would be visually detrimental
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to the traditional character of the area and the importance setting of Read Hall
Gardens, negatively affecting the way the listed building, and its important
gardens, are experience from public vantage points.
5.2.17 In summary of the above it is considered that the proposed extensions and
alterations, as a result of their scale and modern design would result in
substantial harm to the setting of Read Hall and there are considered to be no
public benefits arising from this development that would outweigh the clear harm
to the setting of the designated heritage asset. Thus the proposal is contrary to
Key Statement EN5 and Policy DME4 of the Ribble Valley Core Strategy, as well
as national guidance contained within the NPPF and the Planning (Listed
Building and Conservation Area) Act 1990.
5.2.18 In addition to the above the buildings are considered to be non-designated
heritage assets on their own merits and Paragraph 135 of the NPFF specifically
relates to non-designated heritage assets, stating that “the effect of an
application on the significance of a non-designated heritage asset should be
taken into account in determining the application”.
5.2.19 As mentioned elsewhere in this report the development proposes a number of
extensions to the existing buildings, as well as the addition of one new door
opening and three roof lights, and in particular the aforementioned scale and
modern design of the proposed extensions, including the significant use of
glazing would result in buildings that have been significantly altered from their
original form and this would be detrimental to the visual quality of these nondesignated heritage assets. Such developments would introduce large reflective
surfaces that would increase the prominence of the buildings and development
site, especially the large openings to be inserted into the south elevation of the
boundary wall which is visible from the public right of way.
5.2.20 Page 17 of the Historic England’s Guidance “Adapting Traditional Farm
Buildings” states “Any adaptation will need to strike a balance between the
practical requirements of a new use and protection of the historic character of the
existing farm building and its setting. Thoughtful and innovative design can
usually resolve these potential conflicts, but users may have to accept some
degree of compromise – for example restricted headroom or slightly lower
daylight levels than might be ideally desired.” The proposed extensions and
alterations are not necessary to enable these buildings to be converted for
residential use and as previously mentioned the LPA would potentially accept a
conversion application with a modest sized extension linking the two buildings to
create a one bedroom property (or potentially two small bedrooms) in line with
Historic England’s Guidance. For the reasons detailed above the size of the
proposed extensions would be disproportionate in comparison to the existing
structures and their contemporary design would dominate and detract from their
simple and traditional appearance.
5.2.21 The submitted application contends that the site is not highly visible or prominent,
however it is the Officer’s opinion that this is not a justification for development
that is considered to be unacceptable on non-designated heritage assets, as well
as the setting of a listed building. The submission also refers to a modern
contemporary design that has been used in the construction of new dwellings on
Hammond Drive to the east, however the erection of three modern dwellings on a
resident street is considered to be significantly different from the conversion of
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two non-designated heritage assets, within the setting, and historical gardens, of
a Grade II* listed building.
5.2.22 In consideration of the above, the scale/size and modern design of the proposed
extensions and alterations to these modest sized buildings would damage the
simple and traditional character and appearance of the non-designated heritage
assets themselves, as well as resulting in substantial harm to the setting of Read
Hall. Thus the proposal is contrary to Key Statement EN5 and Policies DMH4
and DME4 of the Ribble Valley Core Strategy, as well as national guidance
contained within the NPPF and the Planning (Listed Building and Conservation
Area) Act 1990. The Council’s Principal Planning Officer for Conservation Areas
and Listed Buildings supports the recommendation to refuse this application.
5.2.23 In addition to the alterations and extensions to the buildings the application also
includes the creation of a new driveway leading up the slope from the private
road to the proposed dwelling, through an existing field gate, as well as forecourt
area for parking. This driveway would be well screened by the adjacent paddock
wall and whilst it would be visible from certain vantage points along this right of
way the creation of this driveway is not considered to be visually detriment to the
area as there are numerous hard surface tracks providing access and linking
buildings throughout the grounds of Read Hall.
5.3

Impact Upon Residential Amenity:
5.3.1

5.4

Highways
5.4.1

5.5

The proposed buildings to be converted are located more than 60m from the
boundary of the nearest neighbouring residential property at The Stables and at
such a distance it is considered that the proposed development would share an
acceptable relationship with surrounding land uses, and vice versa, in
accordance with Policy DMG1.

The proposed dwelling would be accessed via a new driveway to be created
through an existing gateway off the private road that runs through the grounds of
Read Hall, accessed via Hammond Drive. The Highway Officer has raised no
objection to the application on highway grounds, commenting that there is
sufficient space provided for the safe parking of vehicles within the proposed
residential curtilage.

Trees and Ecology
5.5.1

The application is accompanied by an Arboricultural Impact Assessment which
categorises all the adjacent trees as Category B trees and this report details that
no trees would need to be removed as a result of the proposed development.
The submitted plans appear to show that all trees would be retained and
therefore were the LPA minded to approve this application a condition would be
attached requiring all existing trees adjacent to the site to be protected during the
conversion works being undertaken and retained thereafter.

5.5.2

The submission also includes a Bat Survey which concludes that these buildings
do not provide suitable habitat for hibernation, being cold, draughty and not
providing any cracks or crevices. No evidence was found of any past use by bats
and therefore it is considered that the conversion of these buildings would not
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represent a significant loss of foraging or roost potential, however the buildings
are located in an optimal foraging location and therefore it is not possible to
discount the possibility that bats may use the building during the active period.
The survey therefore recommends that if work on the building was to commence
between April – September an emergence survey be carried out and that
potential roosting habitat be enhanced in the conversion by way of retaining
potential bat roosting cavities within the building. Again were the LPA minded to
approve this application these recommendations would be conditioned.
6.

Observations/Consideration of Matters Raised/Conclusion

6.1

In summary, the broad principle of converting these two former agricultural buildings into
residential accommodation is considered to be acceptable. However the proposed scale
and size of the proposed extensions, almost trebling the footprint of the existing
buildings, is contrary to Policies DMH3 and DMH4 which require buildings to be
converted to provide necessary living accommodation without the need for further
extensions which would harm the character or appearance of the building(s).

6.2

Furthermore the scale/size and modern design of the proposed extensions and
alterations to these modest sized buildings would damage the simple and traditional
character and appearance of the non-designated heritage assets themselves, as well as
resulting in substantial harm to the setting of Grade II* Listed Read Hall and its
associated Gardens. Thus the proposal is also contrary to Key Statement EN5 and
Policy DME4 of the Ribble Valley Core Strategy, as well as national guidance contained
within the NPPF and the Planning (Listed Building and Conservation Area) Act 1990.

6.3

The above concerns with the proposal were outlined to the applicant/agent during preapplication discussions, where the LPA reaffirmed that the applicant’s desire for a threebedroom dwelling of this size/scale was not compliant with Council Policies as the
existing buildings on site (measuring only 75sqm) were not large enough to achieve such
a level of living accommodation without the need for large extensions that would be
disproportionate to the size of the existing structures on site, in addition to the visual
harm such large extensions would have on the traditional character of the buildings
themselves and the character of the area.

RECOMMENDATION: That the application be REFUSED for the following reason(s):
1.

The scale and size the proposed extensions would be disproportionate to the size of the
existing buildings and the modern design of the proposed extensions would harm the
character and appearance of the existing buildings to be converted and their
surroundings which is considered contrary to Policies DMH3 and DMH4 of the Ribble
Valley Core Strategy.

2.

The scale, size and modern design of the extensions and alterations would be visually
detrimental to the traditional character and appearance of these non-designated heritage
assets, as well as resulting in substantial visual harm to the setting of Read Hall and its
important Park/Gardens. Thus the proposal is contrary to Key Statement EN5 and Policy
DME4 of the Ribble Valley Core Strategy, as well as national guidance contained within
the NPPF and the Planning (Listed Building and Conservation Area) Act 1990.

INFORMATIVE:
For the avoidance of doubt, this decision relates to the following plans:
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Location Plan (scale 1:1250)
PHA/088 400
PHA/088 200 A (amended plan received 19/02/18)
PHA 1007/SK1 (amended plan received 21/02/18)
PHA 1007/SK2 (amended plan received 21/02/18)
PHA 1007/SK3 (amended plan received 21/02/18)
PHA 1007/SK4 (amended plan received 21/02/18)
BACKGROUND PAPERS
https://www.ribblevalley.gov.uk/site/scripts/planx_details.php?appNumber=3%2F2018%2F0024
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INFORMATION
SECTION 106 APPLICATIONS
Plan No

Location

Date to
Committee

3/2017/0573 Land off Union Street
Clitheroe
3/2017/0433 Land at Henthorn Road
Clitheroe

26/10/17

Plan No

Location

3/2017/0133 Land off Dale View
Billington
3/2017/0616 Former Clitheroe
Hospital, Chatburn Rd
Clitheroe

30/11/17

Number Progress
of
Dwellings
36
With Legal
24

With Housing

Date to
Time from First
Committee
Going to
Committee to
Decision
31/8/17
13 weeks
26/10/17

15 weeks

Number Progress
of
Dwellings
41
60

Decision
30/11/17
Decision
9/2/18

APPLICATIONS WITHDRAWN
Plan No
3/2017/1084

Proposal
Tree works – reduce height of hedgerow

3/2017/1138

Proposed greenhouse within existing garden
area
Prior approval for a proposed change of use
of agricultural building to dwelling and
associated operations development (Class
Q(a))
Prior approval for a proposed change of use
of agricultural building to dwelling (Class Q(a))
Proposed
installation
of
electronically
operated black wrought iron gates to the
existing vehicular entrance to the north east
site boundary. Proposed installation of
manually operated black wrought iron gates
and railings to the existing boundary opening
to the north east site boundary.
Prior notification of change of use from
agricultural building to two dwellings Class Q,
parts (a) and (b)
Conversion of barn 1 to a dwelling.
Construction of new garage. Conversion of
barn 2 to four dwellings and construction of
parking spaces.
Non material amendment to approved plans
under application 3/2010/1014 to allow

3/2017/1142

3/2017/1144
3/2017/1160

3/2017/1203

3/2018/0005

3/2018/0022
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Location
Old Methodist Chapel
Lower Chapel Lane
Grindleton
Sands Cottage
34 The Sands, Whalley
Slated Laithe
Paa Lane, Paythorne

Broach Laithe
Paa Lane, Paythorne
Stanley House
Lowergate
Clitheroe

Highmoor Farm
Clitheroe
Fooden Old Hall Farm
Fooden Lane
Bolton by Bowland
11 Stubbins Lane
Sabden

Plan No

Proposal
revised floor levels

Location

3/2018/0051

Change of use from ground floor office to two
bedroom residential apartment. No external
changes proposed.

Stanley House
Lowergate
Clitheroe

APPEALS UPDATE
Application
No and
reason for
appeal
3/2017/0029
R

Date Received/
Appeal Start
Date

Site Address

Type of
Appeal
Procedure

24/07/17

Field at
Hellifield Road
Gisburn

3/2017/0192
R

19/07/17

3/2017/0220
R

07/08/17

Countess Hey
Elmridge Lane
Chipping
2a Whittingham
Road Longridge

WR
(procedure
changed back
from Hearing to
WR)
WR

Enforcemen
t

17/11/17

3/2017/0441
R
3/2016/1192
R

19/01/18

3/3016/1082
R

30/11/2017

3/2017/0751
R

13/12/2017

3/2017/0741
R
3/2017/0675
R

Awaiting start
date from PINS
Awaiting start
date from PINS

16/11/17

Date of
Inquiry/
Hearing if
applicable
30/01/2018 cancelled

Demesne Farm
Newsholme
Gisburn
19 Woodfield
View, Whalley
Hammond
Ground
Whalley Road
Read

Hearing

Inquiry

1, 2, 3, 9,10
May 2018

74 Higher Road
Longridge and
land to the rear.
The Ridge
Highcliffe
Greaves
Grindleton
13 Glen Avenue
Knowle Green
46 Higher Road
Longridge

WR

17/04/18
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10/04/18

WR

HH
WR

Appeal
Allowed
15/02/18
Awaiting
Decision

WR

WR

Progress

Appeal
Allowed
14/12/2017
Awaiting
Hearing
Awaiting
Decision
Bespoke
timetable
Statement
due 2
January
2018
Awaiting
Hearing
Appeal
Allowed
08/02/18

