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1 INSPECTOR’S ISSUE 2 

1.1 This Statement is prepared to assist the Inspector with regards the Issue 2 session for the Ribble 

Valley Housing and Economic Development DPD (HED DPD). This should be read in conjunction 

with GL Hearn’s response prepared on behalf of L.H.S Properties Ltd (hereafter called LHS) to the 

previous consultation on the DPD. 

1.2 A separate representation has also been proposed in respect of the following issues and should be 

read in conjunction with this Statement: 

 Issue 1 – Legal Compliance  

 

Issue 2 – Housing 

The Inspector’s issue 2 relates to Housing and states: whether the Council’s strategy for 

meeting its housing requirement is sound and whether the housing policies of the DPD are 

consistent with, and positively promote, the visions, objectives and spatial policies contained 

in Core Strategy?  

Questions:  

a) Is the amount of land allocated for housing sufficient to meet the CS requirements?  

b) Is there a housing trajectory for the delivery of housing on the strategic site and the 

principal settlements? 1040 dwellings are identified for Standen over the plan period 

where will the remainder of the housing requirement be provided?  

c) Will the distribution, capacity and speed of deliverability (with regard to viability and 

infrastructure) of the sites, including those allocated in the DPD and the Standen 

strategic site, satisfy the provision of a 5 year housing land supply?  

1.3 GL Hearn’s responses to these questions are interlinked with the delivery of the strategic locations 

identified in the Inspectors questions, and the identified delivery of dwellings informing whether 

sufficient land had been made available to deliver the Core Strategy housing requirements. As such 

this answer focuses on other larger sites and their anticipated delivery over the plan period.  

1.4 It should also be noted by the Inspector, that the Core Strategy Inspector specifically raised 

questions over the intentions for the allocations plan (now called HED DPD), as “little is said about 

the types of land uses the allocations will encompass or the sorts of land designations proposed” 

(Para 16 of Appendix A). 

1.5 It is now identified in the submission version of the document that its intention is to: 

provide more detailed policy coverage on key issues related to the economy and housing 

where necessary. It will include relevant allocations, including housing and employment land 

and policies for the town centres of Clitheroe, Longridge and Whalley, as well as existing 

open spaces and draft settlement boundaries, which are necessary for the implementation of 

the Core Strategy. 
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1.6 Three major sites are included within the council’s five year supply calculations; as part of Ribble 

Valley’s comprehensive catalogue of Housing Land Availability Surveys. These are: 

 Land at Higher Standen Farm, Clitheroe; and 

 Land to the south and west of Barrow, and west of Whalley Road, Barrow 

1.7 GL Hearn considers that these sites, included within the council’s five year housing land supply 

calculations, have significant issues with under delivery against historic estimates. In the Housing 

Land Availability Survey of January 2015, the three sites were estimated to provide a combined 

total of 750 dwellings within a five year period. As of October 2017, the update to this document 

shows that these sites have not produced any completed dwellings, with only one dwelling under 

construction, in Barrow.  

1.8 A simple calculation reveals that a round 348dpa would have to be completed on these 3 sites 

alone between October 2017 and January 2020, in order to realise the council’s five year supply as 

identified in 2015. This raises some questions over the Council’s perceived five year supply, the 

delivery of the strategic allocations and therefore the overall land requirement. 

1.9 These sites are considered further below: 

Higher Standen Farm, Clitheroe 

1.10 Table 4.12 of the Core Strategy (pg 42) shows that of the total 5,600 dwellings to be provided in 

the CS plan period (2008-2028), 1,040 will be delivered at the strategic site at Standen. This 

amounts to just under one fifth of the overall housing provision figure; a figure that even the Council 

accept is a “significant proportion”.(pg 1 of RVBC response to the Inspector’s initial questions) 

1.11 Outline planning permission (Ref: 3/2012/0942) was granted in April 2014 for the erection of 1040 

residential dwellings. Phase 1 secured reserved matters approval in March 2017 (Ref: 

3/2016/0324).  

1.12 Since the granting of planning permission, a number of different delivery trajectories have been 

considered by the Council. It is noted that pg 34 of the October 2017 HLAS identifies that no 

dwellings have been completed on this site and none are currently under development, despite the 

position of the Council expecting that 25 dwellings would be completed in year 1 as recent as April 

this year (see Table 1 below). LHS have concerns that the Council keep anticipating that dwellings 

will be delivered in significant numbers in order to artificially demonstrate a suitable supply of 

housing. 
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Table 1: Standen delivery 

Site HLAS date Trajectory per annum Total 

Standen Oct 17 40 40 40 40 40 200 

 Oct 16 25 40 40 40 35 180 

1.13 It is understood that the developer has indicated that phase 1 will be completed by March 2022, 

which indicates a delivery of around 40 dwellings per annum, which is considered reasonable. 

Once phase 1 is compete, there would still be around 812 dwellings, and if these were to be 

delivered in the plan period to 2028, this would equate to a delivery of around 81 units per annum 

(assuming a start on site in 2018) or around 135 dwellings per annum if delivery commences after 

phase 1 in 2022 (which is what is assumed in the October 2017 HLAS, pg 12). This level of 

provision is clearly not a reasonable delivery rate by the end of the plan period. 

1.14 On the basis of 40 pda provided by the housebuilder, 240 dwellings could potentially be delivered 

by 2028. Overall around 440 could be delivered on the Standen site over the plan period. This is a 

shortfall of around 600 units when compared to the identified 1,040 dwellings outlined in the Core 

Strategy.  

1.15 As such the Standen strategic site is highly unlikely to deliver all dwellings anticipated over the plan 

period, but will continue to deliver beyond 2028.  

Barrow  

1.16 The Barrow site has not delivered any residential dwellings since its approval in April 2014 (Ref: 

3/2012/0630), although it is noted that two reserved matters applications have been submitted on 

the wider site. It is recognised that larger / more complex sites often take longer to commence on 

site, but again there have been a number of different trajectories considered by the Council within 

the various HLAS, as identified below. 

Table 2: Barrow delivery 

Site HLAS date Trajectory per annum Total 

Barrow Oct 17 0 0 0 20 20 40 

 Oct 16 0 40 80 80 80 280 
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1.17 The Barrow site was provided with a completions trajectory of 300 dwellings over five years in 

October 2015, and has since reduced to 280 dwellings in October 2016 and just 40 dwellings over 

five years in October 2017. 

1.18 It is considered that the 2017 Housing Land Supply Assessment more accurately reflects the 

delivery of housing on this site given the delays in delivery to date. This is further supported by the 

agent for the site and their comments on the HED regulation 19 consultation, which clearly claims 

that the Council’s previous delivery for the site were an “over estimation”, with the response going 

on to consider that the delivery would be closer to no more than 40 units in years 3, 4, and 5 

(Appendix B).  

1.19 On the basis of a reasonable delivery of 40 pda (similar to Standen), 240 dwellings could 

potentially be delivered over the remainder of the plan. Overall around 280 could be delivered on 

the Barrow site by 2028. This is a shortfall of around 449 units when compared to the identified 729 

anticipated for parcels A and B at Barrow.  

1.20 As such the Barrow sites are highly unlikely to deliver all dwellings anticipated over the plan period, 

but will continue to deliver beyond 2028.  

1.21 LHS are aware that other parties have raised similar concerns with the five year supply of housing, 

as well as the potential supply of housing over the plan period. There will be a shortfall over the 

Core Strategy period in excess of 1,000 units on these two sites alone.  

1.22 It is clear that the Council require further sites to be able to deliver the supply of housing required 

over the plan period. 

1.23 As identified in LHS Issue 1 Statement, Policy H1 seeks to make land available for 5,600 units over 

the plan period. It is also noted that para. 6.4 states that, “These figures will be treated as a 

minimum target unless otherwise determined” (our emphasis). The Core Strategy seeks to allocate 

around 1,000 units into the more sustainable settlements. Of this, Gisburn was allocated only 16 

units, or around 1.6% of this tier’s allocation.  

1.24 Prospect have delivered 30 units within the settlement within the last 2 years, but given that here is 

a shortfall in the supply of housing land, further sites need to be found. There is a clear market 

demand in Gisburn and the latest housing needs assessment for the settlement clearly raises 

issues with the affordability of housing within the parish.  

1.25 Aligned with this, the Gisburn Housing Needs Assessment also identified that of those households 

that responded, 41 (50%) are in favour of more housing being developed if it were affordable and 

for local people 
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1.26 The Vision Statement (Appendix C) provides further evidence as to the suitability of the LSH site 

and the contribution it can make to assisting in boosting the supply of housing land. The Vision 

Statement demonstrates how the site is suitable, available and achievable, as required by footnote 

11 of the NPPF. 

d) Does the plan make provision for addressing inclusive design and accessible 

environments issues in accordance with paragraphs 57, 58, 61 and 69 of NPPF?  

1.27 No comments 

e) Are Housing Allocation Policies HAL1 and HAL2 clear on what will and will not be 

permitted – for example housing numbers, tenure mix?  

1.28 No comments 

f) Is the proposed monitoring likely to be adequate and what steps will be taken if sites 

do not come forward?  

1.29 No comments 

g) How will the housing allocations in the DPD deliver the affordable housing set out in 

CS Policy H3?  

1.30 Given that there will be a shortfall in the supply of housing land; similarly the targets for affordable 

housing will also fail to be delivered if the current strategy is followed.  

1.31 Policy H3 seeks the provision of 30% affordable housing on sites of 10 units of 0.5ha or more. The 

LHS site in Gisburn would be in excess of these thresholds.  

1.32 The aim is to offer a residential scheme which can offer the variety of homes that are in demand in 

Gisburn including a mix of house types more affordable to first time buyers who want to move to or 

stay in the area, and larger detached family homes for those who want to raise their families in a 

safe community area with good schools. 

1.33 As such the LSH site can contribute to the delivery of affordable houses in a location where there is 

issues with affordability and there is market demand. 

 Whether the allocation of 0 permanent and transit sites under Policy TV1 is robust and 

appropriate to meet the needs of the gypsy and travelling community over the plan 

period to 2028?  

1.34 No Comments 

i) How does the DPD sit with the aim under paragraph 50 of the NPPF to create 

sustainable, inclusive and mixed communities as well as the requirements under the 

Equalities Act 2010, the Public Sector Equality Duty and the Human Rights Act 2008?  

1.35 No Comments 
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2 CONCLUSION  

2.1 LHS do not consider that the HED DPD as drafted is sound as it has not been positively prepared, 

justified or consistent with national policy, the available evidence and the DPD is not deliverable 

over the plan period. 

2.2 Specifically LHS have concerns over the  

 Five year housing land supply assessment 

 Failure of larger sites to deliver the anticipated supply of houses over the remainder of the plan 

period 

2.3 As identified in LHS Issue 1 Statement, Policy H1 seeks to make land available for 5,600 units over 

the plan period. It is also noted that para. 6.4 states that, “These figures will be treated as a 

minimum target unless otherwise determined” (our emphasis) The Core Strategy seeks to allocate 

around 1,000 units into the more sustainable settlements. Of this, Gisburn was allocated only 16 

units, or around 1.6% of this tier’s allocation.  

2.4 Prospect have delivered 30 units within the settlement within the last 2 years, but given that here is 

a shortfall in the supply of housing land, further sites need to be found. There is a clear market 

demand in Gisburn and the latest housing needs assessment for the settlement clearly raises 

issues with the affordability of housing within the parish.  

2.5 Aligned with this, the Gisburn Housing Needs Assessment also identified that of those households 

that responded, 41 (50%) are in favour of more housing being developed if it were affordable and 

for local people 

2.6 The Vision Statement (Appendix B) provides further evidence as to the suitability of the LSH site 

and the contribution it can make to assisting in the supply of housing land. The Vision Statement 

demonstrates how the site is suitable, available and achievable, as required by footnote 11 of the 

NPPF. 

2.7 Overall the key Core Strategy requirements of making housing more affordable and supporting the 

sustainability of settlements, along with boosting the supply of housing as required by the NPPF, 

will not be delivered without further housing in Gisburn over the plan period. 

2.8 For the reasons set out above, LHS consider that Gisburn should be provided with a further 

residential allocation in order to significantly boost the supply of housing as required by the NPPF, 

address the housing needs in Gisburn and assist with the issues of affordability within this 

sustainable settlement.  
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Non-Technical Summary 
 

 
This report concludes that the Ribble Valley Core Strategy provides an 
appropriate basis for the planning of the borough providing a number of 
modifications are made to the Plan.  Ribble Valley Borough Council has specifically 
requested me to recommend any modifications necessary to enable the Plan to be 
adopted.   

All of the modifications to address this were proposed by the Council but where 
necessary I have amended detailed wording.  I have recommended their inclusion 
after considering the representations from other parties on these issues.   

The Main Modifications can be summarised as follows: 

• Clarifying the Council’s intentions for allocating land;  
• Increasing the overall level of housing to 5,600 over the plan period, equating 

to an annual average of 280; 

• Refining the settlement hierarchy and clarifying the spatial direction of growth;  
• Setting out the level of housing anticipated in relation to the modified 

settlement hierarchy; 
• Introducing a housing trajectory;  

• Defining and clarifying the term ‘defined settlement’; 
• Modifying the Key Diagram; 
• Setting a deliverable objective for affordable housing and clarifying policy 

details; 
• Limiting development on the Standen site to land in Flood Zone 1, and 

clarifying the phasing and other delivery arrangements; 
• Clearly encouraging the effective use of land through the re-use of brownfield 

sites; 

• Clarifying the position in relation to accommodation for Gypsies and 
Travellers; 

• Slightly reducing the commitment to allocating employment land; 
• Clearly committing to allocating land for retail development; 
• Ensuring the renewable energy and sustainable design policies are effective 

and consistent with national policy; 
• Setting clearer commitments to partnership working on infrastructure; 

• Altering the development management policies to ensure that they are 
effective; 

• Aiming for a net enhancement of biodiversity; 

• Ensuring an appropriate approach in relation to heritage assets; and 
• Introducing an effective monitoring framework.  
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Introduction  

1. This report contains my assessment of the Ribble Valley Core Strategy (the 

CS/the Plan) in terms of Section 20(5) of the Planning & Compulsory Purchase 
Act 2004 (as amended) (the 2004 Act).  It considers first whether the Plan’s 
preparation has complied with the Duty to Co-operate (DtC), in recognition 

that there is no scope to remedy any failure in this regard.  It then considers 
whether the Plan is sound and whether it is compliant with the legal 

requirements.  The National Planning Policy Framework (paragraph 182) 
(NPPF) makes clear that to be sound, a Local Plan such as the Core Strategy 

should be positively prepared, justified, effective and consistent with national 
policy.  

2. The starting point for the examination is the assumption that the local 

authority has submitted what it considers to be a sound plan.  The basis for 
my examination is the draft Plan as originally submitted. 

3. My report deals with the main modifications that are needed to make the Plan 
sound and legally compliant and they are identified in bold in the report (MM).  
In accordance with section 20(7C) of the 2004 Act the Council requested that I 

should make any modifications needed to rectify matters that make the Plan 
unsound/not legally compliant and thus incapable of being adopted.  These 

main modifications are set out in the Appendix. 

4. In December 2012 the Council requested that the examination be suspended 
to allow further work to be carried out.  I agreed to this.  Additional evidence 

was produced and this led to the Council proposing some modifications to the 
submitted Plan.  Both the new evidence and the suggested revisions were the 

subject of consultation before the hearings took place.  Further modifications 
were put forward by the Council both during and after the hearings.  A public 
consultation on a comprehensive schedule of the modifications advanced by 

the Council, along with the associated sustainability appraisal, was held for six 
weeks from the end of May to early June 2014.  It consequently came to light 

that the Council’s webpage could have inadvertently caused confusion 
regarding the modifications being consulted upon.  To rectify matters, the 
Council undertook a further six week consultation on the modifications.   

5. I have taken account of all the responses from every consultation in coming to 
my conclusions in this report.  Indeed, some have persuaded me to either 

reject the revision suggested by the Council or to amend detailed wording.  
None of the changes I have made to the modifications undermines the 
participatory processes and sustainability appraisal that has been undertaken.     

6. Other changes have also been put forward by the Council.  However, these 
comprise minor or consequential revisions and factual updates.  Whilst 

generally helpful and to be welcomed, their inclusion in the Plan is not 
essential for soundness and I have therefore not referred to them in this 
report or the Appendix. 

7. Following a period in ‘beta mode’ and some revision, the national Planning 
Practice Guidance (NPPG) was launched on 6 March 2014.  Given the 

consultation on the earlier draft of the NPPG, the changes made in the final 
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version and the main issues in this examination, the publication of the NPPG 
has had no significant effect on the examination and it has not been necessary 

to refer back to participants.  

     

Assessment of Duty to Co-operate  

8. Section s20(5)(c) of the 2004 Act requires that I consider whether the Council  

complied with any duty imposed on them by Section 33A (S33A) of the 2004 
Act in relation to the Plan’s preparation. 

9. The arrangements in place for joint working are set out in the Council’s DtC 
supporting paper [Post 3.3].  They include on-going and standing provisions 

for discussion on a wide range of topics encompassing housing and economic 
matters, renewable energy and environmental issues, to name but a few.  It is 
apparent that the Council has sought to engage constructively with the bodies 

prescribed through S33A of the 2004 Act at appropriate stages in the plan 
making process, as well as with other relevant organisations. 

10. Housing is perhaps the issue of greatest strategic, cross-boundary relevance.  
While most of Longridge is within the Ribble Valley area, part is within the 
administrative boundary of Preston City Council.  Both authorities have clearly 

co-operated in this regard.  The Plan applies an adjustment to the level of new 
housing earmarked for Longridge to take account of housing anticipated on 

Preston’s side.  Moreover, both Councils have, until recently at least, identified 
Longridge similarly in their emerging local plans.  Preston City Council’s 
approach has altered recently.  But this does not change my view that Ribble 

Valley Borough Council has co-operated with the City Council to maximise the 
effectiveness of the Plan’s preparation.   

11. Blackburn with Darwen Borough Council has raised concerns in relation to the 
increase in housing proposed through the modifications advanced by the 
Council.  The worry is about the effect of this on housing delivery planned in 

Blackburn, for reasons set out in the response paper [Post 8.5].  Nevertheless, 
both Councils consider that this is not a DtC issue.  It is their shared opinion 

that while they disagree about the proposed modifications to the Plan, the DtC 
has been met.  I concur that the DtC under S33A does not demand 
agreement.  Consequently, and considering the evidence of constructive 

engagement between the two Councils, I do not regard the differences 
between them as any failure in relation to the DtC.  

12. The Council has also cooperated with Lancashire County Council, South Ribble 
Borough Council and the Local Enterprise Partnership in putting into place a 
Local Development Order for the Samlesbury Enterprise Zone (the EZ).  The 

EZ is a strategic location for economic development and is predominantly 
occupied by BAe.  It straddles the Ribble Valley and South Ribble 

administrative boundaries. 

13. In addition, the Forest of Bowland Area of Outstanding Natural Beauty (AONB) 
spans across the boundaries of Ribble Valley and Lancaster City Council.  It is 

apparent that the two local authorities, and the AONB team, have cooperated 
in relation to the effects of the CS on the AONB.    
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14. The bodies prescribed under S33A have each provided to the Council a letter 
stating their position in relation to the DtC [Post 5.13.1].  Some 

unambiguously say they consider the DtC to have been met.  Others strongly 
suggest this, and none raise any unequivocal objections in this regard.  I 
conclude that the DtC has been met. 

 

Assessment of Soundness  

Main issues 

15. Taking account of all the representations, written evidence and the discussions 
that took place at the examination hearings I have identified seven main 
issues upon which the soundness of the Plan depends.  

 

Issue 1 – The basis for the overall approach 

Whether the Plan has been positively prepared and whether the approach 

taken justifies it when considered against the reasonable alternatives  

General 

16. The CS is one of two development plan documents intended by the Council.  
The other is the Housing and Economic Development Development Plan 
Document (the allocations plan).  However, neither the CS nor the Council’s 

Local Development Scheme are particularly explicit about the intentions for 
the allocations plan.  Little is said about the types of land uses the allocations 

will encompass or the sorts of land designations proposed.  This raises 
questions about the effectiveness of the CS. 

17. To address this, the Council has put forward a modification (MM14).  This 

commits the Council to bringing forward allocations for a variety of 
development types, including for necessary infrastructure such as schools and 

highway proposals, if land is required.  It also makes it clear that designations 
will be made in relation to nature conservation and factors such as heritage 
and landscape protection.  All of this is essential to enable a proper 

understanding of the Council’s plan making approach and the role of the CS 
within it.      

Engagement and positive preparation 

18. I have already noted above the key cross-boundary issues for the CS.  In 
addition to the DtC, these also have a bearing in relation to the Plan’s positive 

preparation.  However, from all I have read and heard, I am of the firm view 
that in relation to these matters, adequate constructive engagement has been 

undertaken and the CS has been prepared as positively as one can reasonably 
expect.  

19. I note that some have raised the question of whether Ribble Valley should 
meet some of the housing needs arising in Blackburn.  However, Blackburn 
with Darwen Council is clear that they intend to meet their own housing need.  
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In addition, while I note the objections from Blackburn with Darwen Council in 
relation to the increase in the level of housing proposed through the CS, there 

is no clear or compelling evidence to irrefutably demonstrate that this will 
have adverse effects on housing delivery in Blackburn.  In this context, Ribble 
Valley’s starting point for positively preparing the CS is to ensure that it meets 

objectively assessed housing needs.  As I discuss under Issue 3 below, this is 
the approach taken, and in the circumstances is the most appropriate. 

20. Considering this issue more generally, a variety of engagement techniques 
have been used.  These have included workshops with the general public 
invited to attend, drop-in events and a series of ‘open meetings’ where people 

were able to talk directly with planning officers on a one-to-one basis.  All of 
this is positive. 

21. Some have suggested that the Council has consulted with communities but not 
listened to their views.  However, from the evidence, it is clear to me that the 
Council has given due consideration to the opinions expressed.  There is a 

significant difference between not listening and not agreeing.  The positive 
preparation of a Local Plan cannot be predicated on the notion that all involved 

will be satisfied by the outcome.  In drawing up Local Plans, Councils 
frequently have to balance the need for development against local opposition 

to it.  Such is the case here.  The level of objection to some aspects of the CS 
clearly indicates the strength of local opinion on those matters.  But it also 
suggests that the Council has been successful, one way or another, in 

engaging local residents and others in the process.   

The assessment of alternative options 

22. Evaluating reasonable alternatives is a fundamental strand of plan making.  By 
and large, the Sustainability Appraisal (SA) is the primary tool used to perform 
this function. 

23. SA of the options under consideration has been undertaken at various 
appropriate points in the Plan’s formulation.  From the original SA report, a 

number of report addenda have been produced and consulted on alongside the 
emerging CS.  At the most strategic level, the Plan’s vision and strategic 
objectives have been assessed.  So too have a number of options for the 

spatial strategy, particularly in relation to the distribution of housing across 
the borough, and alternatives to the proposed Standen site.  The SA has also 

evaluated the Plan’s suite of Key Statements and development management 
policies.  The assessment considers the options for each of these factors 
against 23 SA objectives using a scoring system of the type commonly used. 

24. The SA objectives are quite wide in scope and satisfactorily reflect the 
economic, social and environmental dimensions of sustainable development.  

In short, they are adequate to ensure that the options have been suitably 
tested.  Overall, I consider that the SA provides a sufficiently robust evaluation 
of the CS against the reasonable alternatives. 

25. A Habitats Regulations Assessment Screening Report (March 2012) has been 
produced.  This undertakes a screening exercise in relation to 15 European 

Sites either within Ribble Valley or within 15 kilometres of the Council’s 
administrative boundary.  It considers that the CS is unlikely to have any 
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significant effects on the relevant European Sites identified, either alone or in 
combination with other plans or projects.  As such, it concludes that an 

Appropriate Assessment is not necessary.  Natural England has confirmed that 
it concurs with this conclusion.  

Flood risk  

26. In liaison with the Environment Agency and United Utilities, a Level 1 Strategic 
Flood Risk Assessment has been prepared to underpin the CS.  The risk of 

flooding has also been clearly taken into account in the Strategic Housing Land 
Availability Assessment (SHLAA).  It has been a factor against which the sites 
assessed have been rated, and land at risk of flooding has been penalised 

through the scoring system.  Moreover, it is also apparent that the SA has 
taken account of flood risk.  It has been identified as a key constraint in 

relation to the development strategy set out in Key Statement DS1, 
particularly where land in Flood Zone 3 is concerned.     

27. Given this, I am satisfied that the Plan’s assessment of options is founded on 

adequate consideration of flood risk.  The broad thrust of the strategy is 
therefore justified in this regard.  In terms of avoiding inappropriate 

development on land at risk of flooding, much will rest on the allocations plan.  
It is, though, significant that the 1,040 new homes and other development 

earmarked for the Standen strategic site can be accommodated on land which 
is wholly within Flood Zone 1, and MM16 requires this.   

Viability 

28. A Viability Study (August 2013) [Post 5.10] has been produced.  It uses a 
residual valuation method to assess the viability of residential development.  

The methodology models different types of sites and applies a number of 
assumptions relating to development costs, land values and profits.  As with 
all studies of this sort it is inevitably ‘high level’ in nature and is sensitive to 

the assumptions made. 

29. That being said, the Viability Study has considered 16 site typologies based on 
sites in the SHLAA.  This is a reasonable range and has some foundation in 
reality, which adds to the confidence that can be had in it.   

30. In addition, it seems to me that in the context of the methodology and 

purpose of the Viability Study, the assumptions made are founded on 
appropriate evidence and are broadly reasonable.  Both agricultural and 

brownfield land prices have been considered.  The Valuation Office Agency’s 
Property Market Report has been drawn on.  However, as this does not include 
values specific to Ribble Valley, consultation was undertaken with local agents.   

31. Base build costs have been taken from Building Cost Information Service 
(BCIS) data.  To ensure that national building standards are properly reflected, 

an allowance of 6% has been added to reflect the cost of building to Level 4 of 
the Code for Sustainable Homes.  Other costs assumptions include 10% for 
the various professional fees involved, 2.5% for contingencies in respect of 

greenfield sites and 5% for brownfield developments.  A developer’s return of 
20% of gross development value has also been included.  For planning 

obligations, a base assumption of £2,500 per unit is allowed for.  These values 
appear generally appropriate to me.  Moreover, it has been assumed that all 
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schemes are entirely debt funded at 7% interest.  This is quite a generous 
allowance which helps lend confidence in the viability buffer.  

32. Residential ‘asking prices’, including for new build properties, across Ribble 
Valley have been analysed and median average asking prices for main 
settlements and rural areas arrived at.  It appears that a 3% allowance has 

been made for ‘incentives’, to address the difference between asking and 
achieved prices.   

33. In general terms, the assumptions made are based on appropriate evidence 
and strike me as broadly reasonable.  Local circumstances and values have 
been reflected where possible.  Indeed, to this end, a stakeholder event was 

held with local landowners, developers, agents and valuers.   

34. Crucially, though, it is evident that costs arising from the policies in the CS 

have been squarely taken into account.  In particular, through Key Statement 
H3, where certain site size thresholds are met, the Plan requires 30% of new 
homes to be affordable.  The Viability Study includes this, and has sensitivity 

tested up to 40% affordable housing with levels of planning obligations higher 
than the base assumption, up to £15,000 per unit.  

35. Key Statement H3 also seeks 15% of homes to be for older people.  The 
Viability Study assumes this means meeting Lifetime Homes Standards, and 

has included an additional £1,000 per unit. 

36. In reaching a view about viability, the Viability Study applies a 20% viability 
threshold.  That is to say, in order to be judged viable, the residual value must 

exceed the existing or alternative use value, whichever is the greater, by a 
margin of 20%.  This in effect represents the competitive return necessary to 

incentivise a willing landowner.  An additional flat rate premium of £300,000 
per hectare has also been added in relation to greenfield land.  I consider all of 
this to be appropriate.     

37. On the basis of this viability threshold and the base assumptions, the study 
concludes that only two of the 16 typologies are unviable.  These are both 

brownfield sites with significant ‘abnormal’ costs.  According to the study, 
these sites represent less than 1% of the SHLAA sites.   

38. Appraisals have not been undertaken in relation to economic development.  

However, I concur that this should not be regarded as a shortcoming.  The CS 
policies do not add to the financial burdens on developments of this type.  As 

the Council points out, even if it is the case that economic development is not 
presently viable, there is nothing in the CS that materially worsens the 
situation.  That is a reasonable stance to take.     

39. Overall, I consider that the Viability Study represents sufficiently robust 
evidence on the impacts of the Plan on development viability.  It amounts to a 

reasonably reliable demonstration that the Plan’s policies need not render 
unviable schemes that would otherwise be a viable prospect.   

Conclusion on Issue 1 

40. Considering the above, I conclude that the Plan has been positively prepared 
and that, with the main modifications put forward by the Council, the approach 



Ribble Valley Borough Council Core Strategy, Inspector’s Report November 2014 
 

 

- 10 - 

taken justifies it when considered against the reasonable alternatives.  There 
is, therefore, a sound basis for the Plan. 

 

Issue 2 – The spatial strategy 

Whether the spatial strategy is justified, effective and consistent with 

national policy 

41. Key Statement DS1 sets out the development strategy.  In effect, it is the 

policy that lays the foundation for Ribble Valley’s spatial direction of growth 
and lies at the heart of the Plan.   

42. As submitted, though, Key Statement DS1 is neither effective nor justified.  

When taken together with the table at paragraph 4.11 one can discern the 
proposed distribution of housing.  But a significant portion of homes are 

identified against ‘other settlements’.  Beyond the principal settlements of 
Clitheroe, Longridge, Whalley and the Standen strategic site, one is largely left 
guessing as to the Plan’s intentions.  Similarly, while the Barrow Enterprise 

Site and the Samlesbury Enterprise Zone are named as the focus for economic 
development, the expectations for retail and leisure development remain 

unclear at best.  This is a matter of the Plan’s effectiveness. 

43. However, the Council has put forward a main modification (MM2) to address 

all this.  I agree it is necessary to unambiguously articulate the spatial 
direction of growth and to clearly set out the settlements identified for growth 
and the type and general level of development anticipated. 

44. As altered, Key Statement DS1 clearly sets out a coherent hierarchy of 
settlements.  It directs the majority of new housing to the Standen site and 

the aforementioned principal settlements.  The centres of the principal 
settlements are identified for retail and leisure development.  Perhaps even 
more importantly than that, 32 ‘defined settlements’ are introduced and 

categorised into Tier 1 and Tier 2 Villages.  The former are proposed as a 
focus for development, while in the latter development is restricted to that 

meeting local needs or having regeneration benefits.   

45. I am of the firm view that the development strategy and hierarchy of 
settlements proposed through MM2 is justified.  There can be little serious 

doubt that Clitheroe performs the function of a principal settlement.  I am 
mindful that substantial levels of objection have been voiced in relation to the 

identification of both Longridge and Whalley as a focus for development, 
particularly in respect of new housing.  I have taken account of all the points 
made.  But in the context of the Ribble Valley, both are settlements of 

significant size and population.  Relative to the borough’s other settlements, 
both are well provided with shops, services and facilities.  They function as 

centres for the areas surrounding them, and meet more than immediately 
local needs.  In short, alongside Clitheroe, they are unequivocally the most 
sustainable settlements in the borough. 

46. The Council’s evidence bears out this view.  Building on the detailed work of 
the 2006 Settlement Audit [Post 7.1], the Settlement Hierarchy document 

(2008) [Supp 4.9] appraises all of the borough’s settlements.  In effect, it 
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scores them against a range of sustainability indicators, categorised under the 
broad headings of transport, convenience services, community facilities, health 

provision, education and employment.  Contextual and demographic 
information is also considered. 

47. Within the Settlement Hierarchy document the sustainability indicators are 

weighted.  Some factors such as community facilities and convenience services 
have greater sway on the outcome than health provision and employment.  I 

note the criticisms about this, and those concerning the scores given to 
individual settlements under some of the categories.  But this is not a wholly 
scientific methodology.  Nor could it be.  Like many aspects within the sphere 

of town and country planning, it is inevitably influenced by professional 
judgments.  To my mind, this is a legitimate approach to take.  Consequently, 

in relation to the principal settlements, I regard the Settlement Hierarchy 
document analysis to be adequately reliable. 

48. During the examination, to address soundness concerns, the Council re-

examined the borough’s other settlements to draw up the more refined 
settlement hierarchy.  The approach is set out in the Council’s paper ‘Defining 

the more sustainable settlements and patterns of housing development’ (April 
2014 [Post 11.7].  It re-evaluates the facilities and services in each 

settlement.  It also takes into account constraints such as the AONB, Green 
Belt and flood risk.  Capacity for growth is also considered, and information in 
the SHLAA is drawn on.  House price to income ratios have also been used as 

an indicator in relation to affordable housing delivery.  It is the analysis of all 
this which has led to the categorisation of settlements as Tier 1 or Tier 2 

Villages.   

49. A SA Report Addendum (May 2014) [Post 11.2] undertakes further appraisal 
of the proposed hierarchical division.  I agree with its conclusion that, on 

balance, the nine settlements proposed for Tier 1 perform best overall in 
terms of the SA Objectives.  This is quite a finely balanced matter, and neither 

the Council’s analysis nor the SA lead to clear-cut results.  Some villages in 
Tier 2 do perform well against some of the objectives.  But their constraints, 
such as being within the AONB, and other disadvantages, when taken as a 

whole, amount to good reason for not promoting them as a focus for 
development.  The CS is the place for making difficult, balanced decisions like 

this.   

50. Overall, from all the evidence and my visits around the borough I consider the 
hierarchy of principal settlements, Tier 1 and Tier 2 Villages to be soundly 

based and adequately justified.  With this hierarchy in place, along with the 
other alterations to Key Statement DS1 proposed by the Council under MM2, 

the Plan is satisfactorily effective in terms of directing the spatial distribution 
of growth and, considered in the round, will lead to the most sustainable 
pattern of development.  Moreover, I agree that MM33 is also necessary to 

ensure that the revisions to Key Statement DS1 are consistently applied, 
particularly in the consideration of specific development proposals.   

51. As previously mentioned, the development strategy relies in part on the notion 
of ‘defined settlements’.  The Council’s intention is that settlement boundaries 
will be identified for them in the allocations plan.  MM10 introduces a 

definition of ‘defined settlement’, and MM23 ensures that Policy DMG2 refers 
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to the term correctly, to avoid uncertainty.  This is necessary for the Plan’s 
effectiveness. 

52. The Council proposes to modify the Key Diagram (MM13) in the light of these 
changes, to identify the principal and other defined settlements.  Samlesbury 
Enterprise Zone and Barrow Business Park are also shown.  This modification 

is needed as it indicates, to some extent at least, the spatial distribution of 
growth across the borough.  While the illustration might be more illuminating, 

the amendment renders the Key Diagram adequate.   

Conclusion on Issue 2 

53. Considering the above, with the main modifications put forward by the 

Council, I conclude that the spatial strategy is justified, effective and 
consistent with national policy.  

 

Issue 3 – Housing 

Whether the Plan’s strategy for housing is justified, effective and 

consistent with national policy 

The overall level of new housing 

54. Key Statement H1, as submitted, says that land for residential development 
will be made available to deliver 4,000 dwellings, estimated at an average 

annual completion rate of at least 200 dwellings per year over the period 2008 
to 2028.  However, this was based on a Strategic Housing Market Assessment 
from 2008, and other out-dated evidence.   

55. To rectify matters, the examination was suspended and the Council undertook 
further work relating to housing need, among other things.  A Housing 

Requirement Update (the Update) [Post 5.8] was produced.  It aims to provide 
the objective assessment of housing need required by the NPPF.  It considers 
a number of scenarios and gives an annual average dwelling requirement for 

each.  In the light of the Update, the Council proposed to increase the level of 
housing planned for to 5,000 overall, being an annual average of 250.   

56. The Update’s assessments draw on relevant demographic and household 
projections.  They are as objective as one can realistically expect.  There is no 
one way to objectively assess housing need.  The issue here, then, is which of 

the projections best represents the borough’s housing need.    

57. Paragraph 4.19 of the Update refers to the NPPF, which makes it clear that 

“every effort should be made objectively to identify and then meet the 
housing, business and other development needs of an area, and respond 
positively to wider opportunities for growth”.  On this basis, paragraph 4.20 of 

the Update says “it is important that the identified level of economic growth 
aspired to in the emerging Ribble Valley Local Plan dovetails with the level of 

housing provision therein”.  Paragraph 4.22 of the Update then says: 
 
“In particular, if the Council were to pursue a figure significantly lower than 

280 dpa whilst also planning for annual job growth of 100 per annum to 2028 
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despite an ageing population, it would need to explain how it would mitigate or 
avoid the adverse housing, economic and other outcomes that a lower-growth 

approach would give rise to. It would also need to evidence how the adverse 
impacts of meeting housing needs, would ‘significantly and demonstrably 
outweigh the benefits’ [The Framework, para 14] as well as make provision, 

through the duty-to-cooperate, for those needs to be met in full elsewhere 
within the housing market area.” 

58. In relation to the objectively assessed need for housing, these paragraphs are 
not wholly without ambiguity.  However, on reading overall, the Update 
considers that any housing need figure should reflect anticipated job growth.  

Were this not the case, it would not be necessary to address paragraph 14 of 
the NPPF as suggested.   

59. Given this, the Update discounts any figure significantly lower than 280 
dwellings a year.  But as I see it, 250 dwellings per annum is significantly less 
than 280.  The significance is that it would only, as the Update’s paragraph 

4.25 puts it, “meet the majority of national policy objectives … and the 
majority of economic needs”.  To put it another way, neither the objectively 

assessed housing needs nor the economic needs of the borough would be fully 
met.   

60. Consequently, on the evidence produced in this case, particularly from the 
Council’s Update, I consider that 5,600 (an annual average of 280) should be 
regarded as the objectively assessed housing need.  It is the only figure 

produced by the Council with any clear and tangible evidential basis.   

61. I recognise that this is not a ‘policy-off’ demographically based figure.  But 

neither is it a policy-based constraint of the kind specifically ruled out from 
assessments of housing need.  Quite the reverse.  It gives rise to a greater 
need figure than the demographically based projections.   

62. I note the points about ‘clawing back’ out-commuting for employment 
purposes, increasing economic activity in the borough and providing affordable 

homes for those with a connection to the Ribble Valley.  However, there is 
little to substantiate the argument that these measures would adequately 
“mitigate or avoid the adverse housing, economic and other outcomes that a 

lower-growth approach would give rise to”.  I am not persuaded that they 
would.  In addition, in this regard I am particularly mindful of Ribble Valley’s 

ageing population and the implications of this for housing provision.   
 

63. Furthermore, there is no clear evidential basis that “the adverse impacts of 

meeting housing needs would significantly and demonstrably outweigh the 
benefits”.  The SA Addendum Report [Post 5.16] appraises both the 250 and 

280 options.  At the hearing, the report’s author confirmed that the SA 
indicates little difference between the two options.  Indeed, from my reading 
of it, the SA shows that 280 dwellings per annum would have only a 

marginally greater impact in terms of two objectives, being protecting and 
enhancing landscape and townscape character and quality, and promoting the 

use of more sustainable modes of transport.  In this context, the additional 
adverse impacts of planning for 280 dwellings per annum are not sufficient to 
justify the 250 proposed by the Council.  Even if they were, it would be 

necessary for the shortfall to be provided elsewhere, in a neighbouring district.  
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64. The Council has proposed main modifications to address all this.  MM6 
increases the overall level of housing in Key Statement H1 to 5,600 at an 

annual average target rate of 280.  MM9 also reflects this increase.  These 
changes are necessary for soundness.  

 

65. However, the Council also proposes to delete from Key Statement H1 the 
reference to the housing target as being “at least” 5,600.  But there is nothing 

in the evidence to justify this change.  Indeed, it seems to me that treating 
the figures as a minimum target reflects the Government’s broad aim of 
boosting significantly the supply of housing.  As such, this revision is not 

needed to make the Plan sound.  

66. A modification is proposed (MM29) introducing a housing trajectory.  It shows 

the anticipated delivery of both market and affordable housing over the plan 
period.  This is consistent with the NPPF. 

67. In May 2014, the Office for National Statistics published 2012-based sub-
national population projections.  However, much detailed work is necessary to 
derive household projections and housing need figures from population 

projections.  Requiring the Council to undertake such work would result in 
significant delay to the Plan and undermine its progress.  At such a late stage 

in the plan making process, that would be unreasonable.  The Council is in any 
case under a statutory duty to keep matters under review.    

The Standen strategic site  

68. A significant proportion of the housing planned for is proposed to be on land 
forming part of the Standen Estate to the south east of Clitheroe.  It is 

identified in the Plan as a strategic site and is delineated on a plan.  It is 
earmarked to provide 1,040 new homes, along with employment, community 
uses, local retail and service provision and open space.  In housing terms, the 

Plan is quite heavily reliant on the Standen site.   

69. During the course of the examination, following the Secretary of State’s 

decision to not call in the application, the Council granted outline planning 
permission on the site.  In summary, this is for 1,040 dwellings, local retail, 
service and community facilities, employment floorspace (Use Class B1), 

public open space and a primary school, among other things.  Following issue 
of the decision, an application was made seeking permission to apply for a 

judicial review of it.  The application was refused on all grounds.  
Subsequently, a renewal of the claim for permission to apply for judicial review 
was sought.  I am told that this too has been rejected by the court.   

70. A footnote to paragraph 47 of the NPPF clearly explains the meaning of 
deliverability.  At present, Standen is a site with planning permission.  There is 

no clear evidence of the sort mentioned in the footnote that it will not be 
implemented within five years.  Indeed, additional viability work [Post 7.19] 
has been undertaken.  This is based on the same methodology as the Viability 

Study, and includes the same assumptions save for instances where actual 
values are known.  Notably, significant ‘abnormal’ costs are included, 

amounting to £16,429,800.  This work concludes that the residual value is 
sufficient to provide a competitive return to a willing landowner, and that there 
is a significant margin to be able to accommodate further unexpected costs.  
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In short, it shows that the approved development is not at the limit of 
viability.   

71. Moreover, there is no clear evidence that there is no longer a demand for the 
type of units likely.  Phasing is an issue.  Largely due to the scale of the site, 
only a portion of it will be developed in the first five years.  But, as discussed 

below, that has been taken into consideration by the Council in relation to land 
supply and a modification to the Plan deals with this.  The infrastructure 

requirements are clearly known, and have been taken account of in both the 
viability work and the planning permission granted.  In this context, Standen 
should be regarded as deliverable. 

72. Taking account of all the evidence, from all I have read and heard, and from 
my visit to the Standen site, I consider the Plan’s identification and 

categorisation of it to be appropriate.  It is a site that already has planning 
permission for the development envisaged by the Plan.  On this basis alone it 
would be unreasonable to reject it.   

73. Moreover, there is no compelling evidence sufficient to persuade me that any 
issues arising from the development proposed for it could not be satisfactorily 

addressed.  Indeed, it seems highly likely to me that a suitable solution could 
be found to prevent any unacceptable impacts.  In reaching this view I have 

had regard to the landscape and other environmental impacts likely to result, 
and the site’s relationship to heritage assets and the AONB.  However, in the 
context of re-casting the entire planning strategy for the borough to ensure 

that its development needs are met, and considering the evidence concerning 
alternative options, I regard the Plan to be sound in relation to Standen.   

74. Modifications MM16 and MM17 add detail to the Plan about the manner of 
delivery of the Standen site, in terms of factors such as phasing and the 
preparation of masterplans and design briefs.  They restrict development on 

the part of the site in Flood Zones 2 and 3 to water compatible uses.  They 
also ensure that the effects on heritage assets and their setting are taken 

squarely into account, including in relation to the Grade II* Listed Standen 
Hall and the Grade II Listed Buildings near the site.  This is all appropriate and 
adds to my conclusion on this point. 

The spatial distribution of new housing 

75. The way in which the overall level of housing is distributed between the 
settlements is underpinned by a general approach of ensuring that some new 
development occurs in some of the borough’s more rural settlements – the 
aforementioned 32 defined settlements.  The Council explains that the 

apportionment to these 32 settlements derives from one of the options 
considered during the Plan’s formulation.  This assigned 20% of the total CS 

housing requirement to this group of 32 settlements.  At that time, against the 
former Regional Strategy target, that amounted to around 20 dwellings per 
settlement on average.  This figure has been slightly revised each time the 

overall housing level being planned for has increased.   

76. The proportion of homes identified for the three principal settlements has been 

mathematically derived.  Subtracting the figure for the 32 defined settlements, 
the remainder has, broadly speaking, been distributed between the principal 
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settlements based on their relative populations.  The Standen site’s 
contribution has been included within the figures for Clitheroe which, given 

their relationship, is suitable. 

77. Though possibly unusual, I see no particular problem with this general 
approach.  A distribution founded on a notion of securing a reasonable level of 

rural housing has merit – it puts rural communities at the heart of the Plan’s 
formulation.  In any case, it is evident that the outcome of this approach 

earmarks the vast majority of new housing to the most sustainable 
settlements in the borough.  The division of housing between them effectively 
uses population as a proxy for sustainability credentials.  In the context of the 

three settlements concerned and the shops, services and facilities present in 
each, this is appropriate. 

78. One complicating factor is the ‘Longridge adjustment’.  In effect, 200 dwellings 
which would otherwise be apportioned to Longridge have been deducted 
because of anticipated delivery in Preston City Council’s part of Longridge.  As 

submitted, the CS re-distributes this figure to the group of 32 defined 
settlements. 

79. Following the housing level increase to 5,600, the Council has put forward 
modifications which affect much of this.  MM2 introduces a new table, which is 

also reflected in MM3, MM7 and MM8.  This sets out the number of new 
homes for Clitheroe, Longridge and Whalley in total and as residual figures.  
The apportionment generally follows the population-based methodology.  More 

importantly, though, the table also assigns specific housing numbers to each 
of the Tier 1 Villages individually.  The apportionment to the Tier 1 Villages as 

a group roughly reflects the 20% previously allotted to the 32 defined 
settlements.  As I understand it, the apportionment between them broadly 
reflects their relative size or populations.  The less sustainable Tier 2 Villages 

are allotted a nil requirement, as new housing in them is restricted to that 
needed to meet local needs or for regeneration purposes.  Furthermore, the 

Longridge adjustment is distributed among the Tier 1 Villages only.   

80. In reaching a view about the approach taken to housing distribution, a 
measure of realism is called for.  There is no formula for this task.  The 

question then is whether it has been tackled in a reasonable and realistic way.        

81. Insofar as a methodology has been applied, it has been neither entirely 

systematic nor rigidly stuck to.  But that in itself does not invalidate the 
process or its outcomes.  The general principles underpinning the distribution, 
especially that of ensuring some growth in more rural areas, have their roots 

in options appraisal and have been embedded in the Plan through much of its 
preparation.  It may be that professional judgement has played a more 

significant role than is sometimes the case.  Even so, it has been founded on a 
base of satisfactorily robust evidence about the settlements’ relative 
sustainability credentials.  Looked at in the round and as a matter of planning 

judgement, I consider the proposed housing distribution to have been drawn 
up in a satisfactory manner.  As such, the level of new housing assigned to 

each settlement is adequately justified.  Indeed, it strikes a harmonious chord 
with the Government’s aim of promoting sustainable development in rural 
areas by locating housing where it will enhance or maintain the vitality of rural 

communities.  
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Land supply 

82. Where there has been a record of persistent under delivery of housing, it is 

necessary for planning authorities to add an additional 20% buffer to the 
supply of land for housing identified for the first five years, moved forward 
from later in the plan period.  The Council agrees that this is necessary. 

83. The supply of deliverable land for housing can change significantly in short 
periods of time. The grant of a single planning permission can make all the 

difference to the presence or absence of a demonstrable five year supply.  The 
Council’s most recent evaluation is set out in the Housing Land Availability 
Schedule of April 2014 [Post 11.11].  This identifies the present supply from 

sites with planning permission, sites subject to the signing of legal agreements 
and other sources.  Sites known not to be deliverable are discounted, and a 

10% deduction is made for slippage.  The five year requirement against the 
Plan’s annual average of 280 dwellings is then calculated using the ‘Sedgefield 
method’.  This is all appropriate.  The result indicates that the Council can 

demonstrate a supply of 5.16 years.  

84. I recognise that an allowance of 300 homes has been made for delivery at the 

Standen site in the first five years, and also for a site at Barrow for which 
outline permission for 504 houses has been granted on appeal.  Actual phasing 

on these sites may be different to these assumptions.  Even so, for present 
purposes, I regard these figures to be broadly reasonable. 

85. I note that the expectations of the NPPF concerning a five year supply are met 

by only a modest margin.  But, for soundness, the critical point is that they 
are met.  The margin represents a buffer in this regard, albeit a limited one.  

Moreover, the exclusion of windfall sites suggests that the present five year 
land supply assessment may be a conservative estimate, especially 
considering the points below about the stock of developable land.  It is 

apparent that windfall sites have been coming forward as a source of housing 
delivery.       

86. A clear housing implementation plan will be an important tool for the Council 
over the coming years.  This should be developed alongside the monitoring 
framework to ensure that a five year supply of housing land is maintained.  

The Standen site will undoubtedly be a significant factor here and delivery 
should be particularly closely monitored.  Over time actual delivery rates may 

alter what one can reasonably expect of its contribution to the five year 
supply.     

87. Looking beyond the first five years, the Council has identified sufficient land to 
meet the Plan’s longer term housing commitments.  The Strategic Housing 
Land Availability Assessment Update (November 2013) [Post 7.15] (the 

SHLAA) identifies land which it says could provide around 6,294 dwellings in 
the five year supply, with further land for 8,407 homes in years six to fifteen.  
Even allowing for substantial optimism on the part of the SHLAA’s authors, 

including in relation to housing density, this is a significant reserve.  In 
addition, no allowance has been made for windfall sites.  This all adds to the 

degree of confidence one can place in the Plan and the likelihood that its 
deliverability is a reasonable prospect.  
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88. The Council calculates that around 34% of the sites in the SHLAA are 
previously developed.  I note that the CS does not include any quantified 

expectations in relation to providing housing on brownfield land.  However, 
through MM22, Policy DMG1 clearly seeks to encourage the effective use of 
land by re-using brownfield sites.  It will be incumbent on the Council to 

consider this in drawing up the allocations plan.  I am satisfied that the aim of 
the NPPF is met in this regard. 

89. Overall, the clear indication from the evidence here is that there is a 
satisfactory supply of land.  Whether additional land is necessary in some 
settlements to deliver the proposed spatial distribution of housing will be 

among the matters to be addressed in the allocations plan. 

 Affordable housing and housing for older people 

90. It is patently evident that there is a pressing need for affordable housing in 
Ribble Valley.  The level of that need and whether the CS does enough to 
address it is the focus of this issue. 

91. Again during the examination’s suspension, the Council produced a Strategic 
Housing Market Assessment (June 2013) [Post 5.7] (the SHMA).  This updates 

the 2008 SHMA.  Although the SHMA has been drawn up following the model 
in the SHMA Practice Guidance (August 2007) (the SHMA Practice Guide), it 

has taken account of the NPPG.  Much of this broadly reflects the current NPPG 
and, in my view, this is a satisfactory approach in the circumstances.   

92. Based on the SHMA Practice Guide methodology, the SHMA concludes that 

there is a need for 404 affordable dwellings per annum for the first five years.  
This is a significant level of need. 

93. However, this is founded on various assumptions.  In particular, it is assumed 
that a household is in need if 25% of income is spent on housing.  The SHMA 
sensitivity tests this ‘affordability threshold’ at 30%, 35% and 40% of gross 

household income.  I understand from the hearing that through discussions 
with housing associations the Council considers 35% to be an appropriate 

figure, as this is the basis on which housing associations assess whether a 
household can afford to rent from them.  This recalculation leads to a figure of 
268 homes a year for the first five years.    

94. The Council points out that there are around 154 households living in privately 
rented accommodation.  The SHMA Practice Guide assumes this is 

unsatisfactory.  But I agree that, in reality, and whether ideal or not, the 
private rented sector is and is likely to remain part of the provision.  So far as 
I can see, there is no compelling reason to discount its contribution.  Taking 

this factor into account, the Council says that the best realistic indication of 
the scale of need is 114 dwellings for the first five years.  I have been given 

no more detailed or persuasive evaluation. 

95. In terms of delivery, 312 affordable homes are earmarked for the Standen 
site.  This also forms part of the development granted permission by the 

Council.  Clearly, it may well be that these affordable dwellings, or not all of 
them at least, will be built in the first five years.  Even so, this is a 

considerable contribution. 
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96. Moreover, the Council’s Housing Land Availability Schedule (April 2014) [Post 
11.11] indicates that at 31 March 2014 the land supply included 587 

affordable units which had not yet been started on site.  I note that 36 are 
considered not deliverable.  Whether these figures include the 312 at Standen, 
or some proportion of them, is not wholly clear.  At face value, the Council’s 

schedule suggests that sufficient affordable homes are deliverable to meet 
even the unadjusted SHMA Practice Guide model based level of need for the 

first five year period. 

97. Looking forward, Key Statement H3 seeks from residential developments a 
contribution of 30% affordable housing.  As already discussed, the Viability 

Study shows this level to not cause viability problems for schemes.  From the 
Viability Study’s sensitivity testing, it appears that most of the scenarios 

remain viable with a 40% contribution.  However, comparing the 30% 
proposed to 40%, there is a clear difference in the residual values.  I agree 
that the Council is right to take a cautious approach on this.  The Viability 

Study is very ‘high level’ in nature.  The level of ‘buffer’ lends significant 
confidence.  Eroding it, as a 40% affordable housing requirement would, 

increases the risk of diminishing viability.  The delivery of market housing 
could be jeopardised.  From the evidence, I am of the firm view that the 30% 

contribution proposed strikes the most appropriate balance in this regard. 

98. I note that the 30% sought through Key Statement H3 applies to sites of 10 
units or more in Clitheroe and Longridge, and 5 elsewhere.  This is based on 

data from the 2008 SHMA and consequently is not the most robustly founded 
area of the Plan.  On this point, I concur with the general sentiment of 

paragraph 7.10 of the 2013 SHMA.  In my view, should significant numbers of 
new dwellings be brought forward on sites below these thresholds, then this 
aspect of Key Statement H3 should be re-evaluated.  This will be a matter for 

the Council’s monitoring processes and the statutory obligation relating to 
review.   

99. Moreover, it is clear that there are other possible sources of affordable housing 
delivery.  The Council’s Strategic Housing Service seeks to deliver affordable 
housing through various methods.  These include: match-funding private 

landlord investment in renovating property where it is subsequently provided 
as affordable for the first five years; purchase and repair projects with Homes 

and Communities Agency (HCA) grant; tenancy protections schemes; and 
through an empty property initiative.  From the Council’s paper [Post 11.10], I 
understand that this yielded 50 new build properties in 2012/13 with a further 

19 dwellings through other methods.  The Council told me that, going forward, 
it is envisaged that affordable delivery will be roughly equally divided between 

new build and other routes.   

100. I note the points made about the Council’s track record and the doubts about 
the Council’s ability to deliver.  Any changes to grant funding, particularly 

through the HCA, may well have a significant impact.  But, to my mind, 
considering all the above, the CS does what one could realistically expect to 

create the right conditions for affordable homes to be delivered in the Ribble 
Valley.  In my view, on the evidence here, it would be unreasonable to 
demand more.    

101. Given the uncertainty, it is not possible to guarantee that the need for 
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affordable homes will be met in full.  Consequently, the promise in the 
Strategic Objective at paragraph 3.12 of the Plan of matching supply to need 

may not be deliverable.  MM1 is therefore necessary.  This more accurately 
reflects the true position, and is deliverable.  

102. The CS is not particularly discerning in relation to any spatial dimension of 

delivering affordable housing.  It neither prioritises nor rules out any parts of 
the borough.  In this regard, though, I am satisfied that the broad brush 

approach of the CS, in combination with the greater, localised detail that will 
be necessary in respect of sites proposed through the allocations plan, is an 
appropriate response.   

103. Key Statement H3 says that housing for older people is a priority for the 
Council.  It aims to ensure that 15% of new homes are for older people, half 

of which would be affordable accommodation.  MM30 clarifies that this 
requirement will apply to developments of 10 dwellings or more, which is 
appropriate.  These proportions have not been arrived at though analysis.  

Rather, I understand that discussions with the Housing Forum, which includes 
representation from the Council, the development industry and providers, 

informed this factor.  That is reasonable. 

104. Moreover, at the hearing, the Council clarified that ‘older people’s housing’ 
means dwellings that meet the Lifetime Homes standard.  To ensure that the 
Plan is effective in this regard, I agree the Council’s modification (MM31) is 
necessary.  As previously mentioned, the Viability Study assumes that the 

Lifetime Homes standard is met for all housing.  On this basis, and considering 
the conclusions of the Viability Study, demanding it in relation to just 15% on 

sites of 10 or more to provide suitable homes for older people is entirely 
justified.   

Accommodation for Gypsies and Travellers 

105. As submitted, the Plan is based on a Gypsy and Traveller Accommodation 
Assessment (GTAA) published in 2008.  It only considers need up to 2021.  As 

such, it is not up-to-date and does not provide evidence for the whole plan 
period.  In short, Key Statement H4 is not founded on sufficiently robust 
evidence.   

106. To remedy this, the Council produced a fresh GTAA in 2013, during the 
examination’s suspension.  The approach taken and methodology used are 

satisfactory.  This revealed a need for two additional residential pitches in the 
period 2023 to 2028.  Considering the modesty of this requirement, I agree 
that it is not presently necessary for the Council to commit to allocating land in 

this regard.  To explain the situation, MM11 is necessary.  

107. Policy DMH2 sets out criteria against which applications for traveller sites will 
be considered.  The criteria are fair and adequately consistent with national 
policy.   

Conclusion on Issue 3 

108. Considering the above, I conclude that, with the proposed main modifications 
put forward by the Council, the Plan’s strategy for housing is justified, 

effective and consistent with national policy.  In short, it is sound in this 
regard. 
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Issue 4 – Economic development  

Whether the Plan’s approach to economic development is justified, 

effective and consistent with national policy 

Employment development (Use Classes B1, B2 and B8) 

109. When the CS was submitted it was supported by evidence of employment 

needs dating from 2008.  In short, it was not adequately up-to-date.  To 
remedy this, the Employment Land Study Refresh (May 2013) [Post 5.3] (the 

ELR Refresh) was produced during the examination’s suspension.   

110. The ELR Refresh models five projections for economic development for the 
plan period.  For each scenario it projects the likely need for or surplus of 

employment land when compared to an existing supply of 20 hectares.  Model 
1 is based on historic land take-up.  Models 2 and 4 are employment based 

forecasts, the former being ‘policy-off’, the latter ‘policy-on’.  Models 3 and 5 
are policy off and on respectively, but based on a labour supply forecast. 

111. Both of the labour supply forecasts indicate a significant surplus of 
employment land.  The ‘policy-on’ economic model indicates a shortfall.  
However, this is influenced by the EZ and the EZ itself will clearly deliver land 

(which is excluded from the general supply considered in the ELR Refresh).   

112. The ELR Refresh recommends that the CS employment land needs be based 

on long term take-up experience, and that 8 hectares of additional land be 
identified for B1, B2 and B8 uses.  Numerous reasons are given for this.  It 
seems to me that allowing ‘room to manoeuvre’ to enable forecast structural 

change to occur is the crucial point.  Compared to the economic based 
forecasts, this approach will better reflect market churn, the need for choice in 

the market and that even within sectors expected to decline, particularly 
manufacturing, some businesses will still grow and seek to expand.  It will also 
better address the fact that Ribble Valley is a net exporter of labour.   

113. Overall, I consider the ELR Refresh to be a suitably robust basis for setting the 
Plan’s employment land requirements.  Following its recommendations 

regarding future employment land provision is an appropriate path. 

114. To this end, the Council proposes to alter Key Statement 1(MM18), reducing 
the commitment to allocating land for employment purposes from nine 

hectares to eight.  MM18 also clearly sets out the locations for employment 
growth and development whereas, as submitted, Key Statement EC1 is less 

forthright.  This is all consistent with the ELR Refresh, and is appropriate, 
justified and necessary.   

115. Policy DMB1 seeks to support business growth.  It does, though, allow for sites 
with employment potential to be put to alternative uses where certain criteria 
are met.  These criteria are not the most stringent.  That being said, they do 

introduce flexibility in relation to employment sites.  In the context of the ELR 
Refresh and other evidence, and the structural change anticipated, this is an 
appropriate position for the CS to take. 

116. Moreover, Policy DMB1 is also reasonably permissive in relation to the 
expansion of existing firms, as is Policy DMB2 with regard to converting rural 
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buildings for employment purposes.  Policy DMB3 takes a similarly positive 
approach to recreation and tourism development.  These policies, and the CS 

overall, does all one could realistically expect to support the rural economy.    

Centres, retail and leisure  

117. The term ‘centres’ here relates to the borough’s three main centres, Clitheroe, 

Longridge and Whalley.  Whether the Plan does enough to ensure their vitality 
and viability is the key question.  Retail and leisure development is closely 

linked to this, and so I consider them together here. 

118. To address some initial concerns, the Council undertook Service Centre Health 
Checks [Post 5.2] of the three centres during the examination’s suspension.  

Broadly speaking, these paint a reasonably positive picture, certainly more so 
than the previous evidence.  Whalley is noted as performing the best in terms 

of vitality and viability, partly at least because of its more compact nature.  
Longridge is considered to be doing well, but perhaps not as well as it could 
be.  The perception of a lack of parking, environmental quality and the 

centre’s linear form are identified as influencing factors.   

119. Key Statement EC2 relates to retail and supports development in Clitheroe, 

Longridge and Whalley.  Considering the role of these settlements and their 
place in the hierarchy, discussed above, this is appropriate.  As submitted, 

though, it does not give any indication of the level of new retail development 
needed over the plan period.   

120. During the suspension period, the Council produced a Retail Study Update 
(June 2013) [Post 5.5] (the Update).  This examines the issue of retail needs 
in detail.  It draws on a range of information and provides analysis of 

numerous factors affecting retailing, including population, the shopping 
hierarchy relevant to Ribble Valley, expenditure and shopping patterns.  It 
draws on data from a telephone survey of 500 households (encompassing 

Ribble Valley but also including households in the north Preston and Hyndburn 
areas).  It also takes into account the outputs of a business occupier survey 

which was distributed to businesses in Clitheroe, Longridge and Whalley.  This 
is all suitable and amounts to a sound basis for planning for retail 
development. 

121. The Update clearly sets out convenience and comparison retail capacity in 
Clitheroe, Longridge and Whalley to 2028.  With some minor rounding up, 

MM5 proposes to include these figures through a modification to Key 
Statement EC2, along with a commitment to allocating the land necessary.  
This is justified and needed for effectiveness.  

122. Alongside the Update, the Council also produced a Leisure Study (June 2013) 
[Post 5.5].  Put simply and in summary, this audits existing commercial leisure 

provision, assesses the potential for future requirements and considers 
whether the current provision is meeting demands.  It draws on the 
aforementioned telephone survey and examines commercial leisure trends and 

patterns.  It also compares provision in Ribble Valley with that in Craven and 
Eden Districts, which it determines to be similar in terms of population and 

demographic profile.  In short, I consider the Leisure Study to be adequately 
robust. 
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123. The Leisure Study sets out a number of conclusions.  While Ribble Valley has 
limited commercial leisure facilities, this reflects the proximity of and good 

access to Blackburn and Preston.  Visiting pubs, bars and restaurants is noted 
to be the most popular leisure activity.  The Study suggests that such uses 
should be encouraged in Clitheroe to help sustain vitality and viability, but that 

in Whalley, where there is a relatively high proportion of such uses, planning 
applications should be carefully considered to ensure the retail function is not 

diminished.   

124. Overall, the Leisure Study considers there to be no need for the Council to 
plan for additional commercial leisure floorspace over the plan period.  In 

effect, it recommends leaving matters wholly to the market, with the Council 
determining applications on a case by case basis.  On the evidence, I concur 

that this is an appropriate stance. 

125. I understand from Post 8.1 that the Council intends to develop a service 
centre policy in the allocations plan.  This is a satisfactory approach to take, 

and I agree that it is necessary.  In particular, from the evidence noted here, 
consideration should be given to addressing the issues raised by the Health 

Check in relation to Longridge.  Whether further policy response is needed to 
encourage pubs, bars and restaurants in Clitheroe and to more carefully 

control them in Whalley should also be considered. 

Conclusion on Issue 4 

126. Considering the above, with the main modifications put forward by the 

Council, I conclude that the Plan’s approach to economic development is 
justified, effective and consistent with national policy.  

 

Issue 5 – Sustainable development and climate change 

Whether the Plan’s policies concerning sustainable development and 

climate change are justified, effective and consistent with national policy 

Renewable energy development 

127. As I understand it, neither the Council nor the CS seeks to prioritise any one 
kind of renewable or low carbon energy development.  Rather, the approach 
intended is more one of general support for such schemes generally, in 

principle at least.  That is a legitimate position to take. 

128. The Council has put forward a modification to Key Statement EN3 relating to 

renewable energy generation facilities (MM20).  However, to say that 
proposals “will be considered” is to say very little at all.  To ensure 
effectiveness and consistency with the NPPF, I have substituted the word 

“encouraged”.  Indeed, in my view, this is necessary to ensure that the Plan’s 
approach to renewable and low carbon energy is properly articulated. 

129. Policy DME5 generally supports renewable energy schemes.  It does not allow 
them within or close to the AONB and other protected areas unless certain 
criteria are met.  This is a reasonable approach.  However, it is less clear 

about schemes outside these areas.  The Council has put forward MM19 to 
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remedy matters.  This unambiguously states that outside the protected areas 
listed, renewable energy schemes are appropriate in principle, subject to other 

policies in the Plan being met.  I regard this alteration as necessary for 
soundness. 

Sustainable design    

130. To address climate change, Key Statement EN3 seeks to ensure that all 
development meets an appropriate recognised sustainable design and 

construction standard where viable to do so.  In my view, this is not 
adequately specific.  The Council has put forward a modification (MM4).  This 
makes it clear that the Council will apply the nationally set standards relating 

to the sustainability performance of buildings.  This is appropriate and 
necessary for effectiveness. 

131. As submitted, Policy DME5 “requests” that developments over certain 
thresholds provide at least 10% of their predicted energy requirements from 
decentralised and renewable or low carbon sources.  The Council has proposed 

modifications to change this in two ways.  MM19 removes the 10% figure and 
the thresholds, and re-casts this part of the policy so that it requires national 

standards to be met.  All of this is appropriate and consistent with national 
policy.    

Conclusion on Issue 5 

132. Considering the above, with the main modifications put forward by the 
Council, I conclude that the Plan’s policies concerning sustainable development 

and climate change are justified, effective and consistent with national policy.  

 

Issue 6 – Infrastructure 

Whether the Plan is based on a sound assessment of infrastructure 
requirements and their deliverability 

133. The Council has produced a Local Infrastructure Plan [Supp 6.4] (LIP).  This 
has been based on an audit of existing infrastructure.  I understand that 

liaison has taken place with relevant infrastructure providers to assess the 
additional infrastructure needs of the borough in the context of the growth 
anticipated in the CS.  From this, it is clear that the Council has an 

understanding of the likely infrastructure needs.  Perhaps the most critical are 
those related to water and sewerage, schools, highways and health. 

134. A statement from United Utilities [Post 11.15] says that it may be necessary to 
invest at Whalley and Clitheroe Wastewater Treatment Works and in water and 
waste water networks throughout the borough.  However, final conclusions 

appear yet to be reached, and this seems to be reliant on the location of sites 
coming forward.  Similarly, the County Council, as Local Education Authority, 

has provided a paper [Post 11.14] setting out the number of pupil places likely 
to be yielded at Clitheroe, Longridge and Whalley as a result of the CS.  But it 
appears that further detail cannot be provided until more is known about the 

developments involved and their phasing.  I note that the paper does not 
mention pupil yield in other parts of the borough.  
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135. The Council has told me that the Highways Authority has not indicated that 
any particular highways improvements are necessary to facilitate the CS.  This 

is a position which could change, though, depending on the location of sites, 
the scale of development on them and the possible cumulative impacts on the 
network.  In addition, while the Council says that the CS will lead to the need 

for additional health provision, neither the Council nor the Health Authority is 
able to be more specific at this stage.   

136. On the one hand, it is apparent from the LIP and other evidence that the 
Council is alert to the possible infrastructure issues arising from the growth 
anticipated in the CS.  The discussions at the hearing reaffirmed this.  On the 

other, hand, though, it is equally evident that much remains to be done.  
Specific infrastructure requirements must be definitively set out and agreed 

with the relevant providers, along with the likely costs.  Funding sources must 
be identified and the necessary actions taken to secure the finance needed.  
That matters in this respect are not further progressed is less than ideal. 

137. Having said all that, the relevant infrastructure providers have been engaged 
in the formulation of both the CS and the LIP.  It is plain to me that they are 

alive to the infrastructure planning issues arising from the growth planned in 
Ribble Valley.  It seems that it is just that firm commitments cannot be 

identified and progressed until greater detail is known.  In this context, it is 
appropriate that the further work necessary, indicated in the preceding 
paragraph, be drawn up in parallel with the allocations plan.  This will be 

necessary to demonstrate the soundness of the allocations proposed.   

138. The Council has proposed a modification (MM21).  This sets out the Council’s 

commitment to working in partnership with infrastructure delivery agencies 
such as United Utilities, NHS England and the County Council.  It also identifies 
some of the infrastructure projects anticipated.  In these respects, the 

proposed modification bolsters the Plan’s effectiveness, and sets a clearer 
context for the formulation of the allocations plan. 

139. The Council has undertaken work in relation to open space.  Audits have been 
undertaken of various open space types and, to some extent at least, needs 
have been assessed.  As with other kinds of infrastructure, the question of 

need and delivery will have to be fully addressed through detailed evidence 
supporting the allocations plan, when the location of new development, 

particularly housing, is more precisely set out.  

Conclusion on Issue 6 

140. Considering the above, with the main modification put forward by the Council, 

I conclude that the Plan is based on an adequate assessment of infrastructure 
requirements.  It should be regarded as sound in this respect. 

 

Issue 7 – Development management policies 

Whether the development management policies are justified, effective and 

consistent with national policy 

141. The Council has put forward a modification (MM22) redrafting Policy DMG1.  
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In summary, the changes ensure that developments provide adequate day 
light and privacy, meet national standards of sustainable design and do not 

lead to a loss of important open spaces.  Requiring that previously developed 
sites should be used instead of greenfield sites where this is possible gives 
strong encouragement to the efficient use of land.  Overall, MM22 introduces 

suitable alterations.    

142. Among other things, Policy DMG2 relates to ‘local needs housing’.  MM24 is 

necessary to ensure that local needs housing is properly secured for the 
purpose of meeting an identified local need.  In addition, so that this aspect of 
the policy can operate effectively, I agree that the definition put forward by 

the Council (also under MM24) should be added to the glossary.   

143. Policy DMH3 limits the development of new homes in the countryside and in 

the AONB.  It allows the conversion of buildings to dwellings, and the 
rebuilding or replacement of existing dwellings, so long as certain criteria are 
met.  It also allows development essential for agriculture or residential 

development which meets an identified local need.  This is all appropriate and 
sufficiently consistent with the NPPF.  A modification (MM27) is proposed 

introducing a functional and financial test for agricultural, forestry or other 
essential workers’ dwellings.  A definition of this test is also proposed under 

MM27 which sets out criteria closely aligned to previous national policy.  In 
the absence of any compelling evidence to the contrary, I consider this a 
reasonable approach to take.  It will greatly assist the policy’s effectiveness. 

144. A number of the Plan’s policies rely on the term ‘major application’ or ‘major 
proposal’.  MM25 adds a definition to the glossary.  This is necessary for 

effectiveness.  

Conclusion on Issue 7 

145. Considering the above, with the main modifications put forward by the 

Council, I conclude that the development management policies are justified, 
effective and consistent with national policy.  

 

Other matters 

146. Other modifications have been suggested by the Council, largely as a result of 

representations.  While these have not been at the heart of the main issues in 
the examination I nonetheless, on balance, regard them as soundness matters 

and address them here. 

147. I agree that as a principle the Plan should aim for a net enhancement in 
biodiversity, rather than no net loss.  Consequently, MM12 is needed. 

148. Some amendments in relation to heritage assets have been put forward by the 
Council (MM32, MM34 and MM26).  These affect Key Statement EN5, Policy 

DME4 and paragraph 3.11, and include an addition to the glossary.  The 
modified text more closely reflects national policy than that originally 
submitted and should be regarded as necessary for soundness.   

149. As submitted, Policy DMH4 appears to suggest that barn conversions will only 
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be allowed where the building is in a defined settlement.  This is not the 
Council’s intention.  The remedy suggested through MM28 is therefore 

necessary. 

150. The Council proposes to delete all of chapter 11 of the Core Strategy, which 
concerns monitoring, and to replace it with a wholly new monitoring 

framework (MM15).  This will introduce to the Plan indicators and measurable 
targets where, as submitted, there are few.  This is appropriate and necessary 

to help effectiveness.  

 

Assessment of Legal Compliance 

151. My examination of the compliance of the Plan with the legal requirements is 

summarised in the table below.  I conclude that the Plan meets them all.  

LEGAL REQUIREMENTS 

Local Development 
Scheme (LDS) 

The CS is identified within the approved LDS May 
2014 which sets out an expected adoption date of 
August 2014.  Although the content of the CS is 

compliant with the LDS, some delays in its progress 
have occurred.  I am satisfied that there is no 

fundamental conflict with the LDS.   

Statement of Community 

Involvement (SCI) and 
relevant regulations 

The SCI was originally adopted in 2007.  It has been 

updated on two occasions since, in 2010 and 2013.  
Consultation has been compliant with the 
requirements within the SCI applicable at the time, 

including the consultation on the post-submission 
proposed ‘main modification’ changes (MM).  

Sustainability Appraisal 
(SA) 

SA has been carried out and is adequate. 

Appropriate Assessment 
(AA) 

The Habitats Regulations AA Screening Report 
(March 2012) sets out why AA is not necessary. 

National Policy The CS complies with national policy except where 
indicated and modifications are recommended. 

Sustainable Community 
Strategy (SCS) 

Satisfactory regard has been paid to the SCS. 

Public Sector Equality Duty  The CS complies with the Duty. 

2004 Act (as amended) 
and 2012 Regulations. 

The CS complies with the Act and the Regulations. 

 

Overall Conclusion and Recommendation 

152. The Plan has a number of deficiencies in relation to soundness and/or legal 
compliance for the reasons set out above which mean that I recommend non-

adoption of it as submitted, in accordance with Section 20(7A) of the Act.  
These deficiencies have been explored in the main issues set out above. 
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153. The Council has requested that I recommend main modifications to make the 
Plan sound and/or legally compliant and capable of adoption.  I conclude that 

with the recommended main modifications set out in the Appendix the Ribble 
Valley Core Strategy satisfies the requirements of Section 20(5) of the 2004 
Act and meets the criteria for soundness in the National Planning Policy 

Framework.  
 

 

Simon BerkeleySimon BerkeleySimon BerkeleySimon Berkeley    

Inspector 

 

This report is accompanied by the Appendix containing the Main Modifications.  
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APPENDIX B: Barrow Land Agent Comments on the Reg 19 consultation 
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APPENDIX C: Main Street, Gisburn Vision Statement 

 

 

  



 

October 2016 

VISION STATEMENT 

Main Street              

Gisburn 



 
 
 
 

Introduction 

 

Purpose of the Vision Statement 

 

This Vision Statement has been prepared by L.H.S. Properties Limited to promote their land at Main Street, Gisburn, for residential development. The 

Statement makes the case for site’s removal from the open countryside adjacent to the village of Gisburn and its allocation for housing as part 

RVBC’s ‘call for sites’ for housing, employment and retail land purposes as part of the consultation on the  Housing and Economic Development DPD. 

 

Land at Main Road, Gisburn represents an excellent opportunity to create a sustainable and distinctive development that acts as a new gateway to 

the village when travelling on the A59 from the east, is well-connected to the remainder of the village and its facilities and has easy access to the 

surrounding countryside.  

 

The development would provide a range of high quality housing and affordable homes which are needed by the existing community and will to   

attract new families to the area. 

 

This Statement describes the vision for the site, which would deliver a sustainable development of up to 53 dwellings. 
 

Vision for Main Street, Gisburn  
 

The aim is to offer a residential scheme which can offer the variety of homes that are in demand in Gisburn including a mix of house types more    

affordable to first time buyers who want to move to or stay in the area, and larger detached family homes for those who want to raise their families in 

a safe community area with good schools. 

 

The aim is to make careful use of natural resources and adopt a responsible attitude towards the environment, to ensure a sustainable development 

that will meet the needs of the present without compromising the ability of future generations to meet their own needs. We envisage a scheme that 

integrates the existing area with a new gateway to the village along with improved access to the countryside. We feel that there is scope to create 

a desirable place to live with many local services and amenities within easy reach. 
 

L.H.S. Properties Limited and Prospect Homes – Who we are 
 

L.H.S. Properties Limited,  

 

L.H.S. Properties Limited is primarily an investment company letting its own residential properties. Recent projects include the construction of sixteen shared 

equity two bedroomed houses and apartments aimed at the over 55 year olds in Thornton, Bradford, West Yorkshire. L.H.S. Properties purchased the land in 

Gisburn in 2000 with a view to bringing forward development on the site through the Local Plan process. 
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Prospect Homes GB Ltd, 
 
 

were established in 2000, Prospect (GB) Ltd is now a leading North West based residential developer building homes throughout the North West and     

Yorkshire. Prospects most recent development under construction in Ribble Valley is at Strawberry Fields, immediately across Main Road from this site. 

Since the Strawberry Fields site was release, there have been over 100 inquiries for the 34 units proposed, 4 properties have already been reserved 

and 4 properties have been exchanged without the sales dwelling being available for viewing. 

 

 

Prospect’s residential developments offer a wide range of house types, from affordable housing for the first time buyer to larger, family properties. 

 

Prospect strive to create real places, where people will want to live. They are committed to communities. Building sustainable and cohesive            

communities is at the core of their work. Listening to their customers, giving them affordable opportunities for home ownership.  

 

Some examples of  house types and developments can be see in fig’s 1, 2 and 3 on the next page.A 
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Structure of the Vision Statement  
 

The Vision Statement is structured as follows: 

 

• The Site and its Surroundings;  

• Planning Policy Framework;  

• Case for inclusion within the Settlement Boundary; 

• Deliverability of the Site  

• Sustainable Development Principles;  

• Design Principles; and  

• Conclusion.  

Fig 1   Birchworth development 

Fig 2    House type 3 Glossop 

Fig 3  Block E Denholme, Bradford 
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nThe Site and its Surroundings  
 

The Site extends to approximately 1.92 hectares in area and is situated in a predominately residen-

tial area on the eastern edge of Gisburn, a Tier 1 Settlement as defined in the Ribble Valley Core      

Strategy. It is well contained with clearly defined physical boundaries to the North, East and South. 

The site fronts Main Road to the east with an existing access point off Travellers Court to the West of 

the site. Currently the site comprises agricultural land.  

 

The site does not contain any statutory or non-statutory nature conservation or heritage                

designations and is classified as flood zone 1 (low probability) on the Environment Agency (EA) 

flood map. 

 

A series of photographs showing views in and out of the site are provided on the following pages of 

this Vision Statement. 

 

 

d  aSite Surroundings 

 

The site is bound to the south by residential properties on Travellers Court; to the West by Main Road 

and beyond by residential properties and Prospect’s Strawberry Fields development. To the North is 

Spittle Syke and to the East there are trees and beyond that open fields.  

 

The residential area surrounding the site is characterised by a mix of terraced, semi-detached and 

detached principally two storey properties. Surrounding properties are typically constructed in natu-

ral stone, although some are pebble dashed.  

La Locanda restaurant, Main Street Existing properties on Main Street 

Site frontage on Main Street 

Looking East across the site from Main Street 

Looking West across the site from Main Street 



Sustainable & Accessible Location  

The site is situated in a sustainable location in close proximity to a range of services, facilities amenities and sustainable transport nodes. Local         

facilities within 800m of the site include: 
 

1.    La Locanda Restaurant                                                        
2.    Parish Church of St Mary the Virgin                                  
3.    The White Bull Public House 
4.    Park House Bed and Breakfast 
5.    Ye Old Bank Shop 
6.    Hairdressers 
7.    Deli and Café 
8.    Post box 
9.    Gisburn Primary School 
10.  Sports pitch/playing field 
11.  Gisburn Festival Hall 
12.  Children's play area 
13.  Cooker/stove shop 
14.  Gisburn Auction mart 
15.  PFS and shop 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

The site is considered to have good accessibility in terms of walking, cycling and public transport as described below. 
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Fig 4. Sustainability Plan 



Walking  
 

Public Right of Way (PROW) 3-18 4 runs North South, 

connecting to no.3-18 2 with both of these located 

to the south of the site. To the North of the site 

PROW’s 3-18 22 and 3-18 1 head broadly North/

South and eastwards respectively. The Manual for 

Streets (MfS) defines ‘walkable neighbourhoods’ as 

being typically characterised by having a range of 

facilities within 10 minutes’ (up to about 800 m)  

walking distance of residential areas which residents 

may access comfortably on foot. However, the 

guidance acknowledges that this is not an upper 

limit and that walking offers the greatest potential to 

replace short car trips, particularly those less than 

2km. As shown on Figure 4 (sustainability plan) the 

site is within easy walking distance of a number of 

facilities and services and the entire village is within 

800m of the site and as such is considered to be ac-

cessible in pedestrian terms.  
 

Cycling  
 

Regional cycle route 91 ‘Lancashire Southern Loop’ 

runs to the south of Gisburn, with Regional Route 90 

located to the west of the village which heads north 

towards Gisburn Forest.  
 

Bus Services  
 

Bus services 280, 631, 809, 861, 900 and X80 visit     

Gisburn providing regular connections to Skipton, 

Clitheroe, Preston, Whalley and Barnoldswick along 

with Clitheroe Schools and Nelson and Colne       

College.   

 

Strategic Highway Network  
 

Main Street which runs through Gisburn is the A59 

which is a main route heading broadly East West 

connecting Clitheroe and Lancashire to Skipton and 

Yorkshire.    
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Planning Policy Framework  

  

Local Planning Policy Context  
 

 
 

Ribble Valley Core Strategy 
 

The Ribble Valley Core Strategy was adopted in December 2014. One of the key challenges which it seeks to address is the high and unaffordable 

house prices in the district.  

 

One of the key responses to this within the strategic objectives is to increase the supply of affordable and decent homes in the borough to help 

meet identified needs and to ensure a suitable proportion of housing meets local needs. 

 

Gisburn is identified as a Tier 1 Settlement and as such is identified as one of the ‘more sustainable’ of the defined settlements. 

 

Policy H1 seeks to make land available for the delivery of the 5,600 dwellings over the plan period within the district. At the time of the adoption of 

the Core Strategy, the housing need for the more sustainable settlements was over 1,000 units; however Gisburn was only allocated 16 units or 1.6% 

of the allocation. It is noted that a disproportionate amount (700 units) was expected to be delivered in Barrow, the majority of which following the 

successful appeal by the Barrow Lands Company. Indeed the Council Leader at the time confirmed that the Council was “highly dissatisfied with 

the decision in terms of its impact on the Borough”, although it is noted that the Barrow site has not delivered any residential dwellings since its    

approval in April 2014. 

 

It should be noted that he evidence base for Core Strategy is a SHMA with a base date of 2013. Subsequently new population projections have 

been issued by ONS and as such these updated figures are material when considering ongoing housing requirements in the Ribble Valley. In order 

to ensure the strategic objectives are delivered a sufficient supply of land for housing needs to be identified and this is the purpose of the current 

Proposals Map consultation which this document is prepared in support of. 
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The Core Strategy (Policy H2) expects that the Council will identify through the relevant “Strategic Housing Land Availability Study” (SHLAA), sites for            

residential development that are deliverable over a five-year period. By reference to the housing land monitoring report and where appropriate strategic    

Housing Land Availability Assessments, the Council will endeavour to ensure housing land is identified for the full 15 year period and beyond. 

Policy H3 identifies that the Council will seek affordable housing provision at 30% of units on site alongside the need to deliver housing for older people.  

Policy DME4 expects that proposals affecting the setting of Conservation Areas will be required to preserve or enhance its character or appearance and 

those elements which contribute to its appearance. 

 

Proposals Map 
 

The current Proposals Map fig 5 in the Ribble Valley is that adopted in 1998 alongside Local Plan. This identified the elements such as the settlement 

boundaries which were relevant at that time. The Proposals Map has now been partially updated by the Core Strategy and this current consultation 

will update the remaining details on the Proposals Maps. 
 

 
 

Draft Proposals Map 
 

The current draft Proposals Map is identified below and this includes approved residential sites at Strawberry fields (34 dwellings), off Mill Lane (3 

dwellings) and Bentlea Road (all noted by DS1) 
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Fig 5  Current proposed plan 



 
 

National Planning Policy Context  
 

National Planning Policy Framework 
 

The National Planning Policy Framework (NPPF) was published in March 2012. The NPPF does not alter the statutory status of the Development Plan 

and planning law still requires that applications for planning permission must be determined in accordance with the Development Plan, unless    

material considerations indicate otherwise. It does, however represent the most up-to-date planning policy and is a significant material                 

consideration in the determination of this planning application. 
 

Sustainable Development  
 

The purpose of the planning system is to contribute to the achievement of sustainable development. As set out in paragraph 7 there are three      

dimensions to sustainable development: economic, social and environmental. These dimensions give rise to the need for the planning system to 

perform an economic, social and environment role: 

 

The overall emphasis of the NPPF is to reiterate the Government’s key objectives of facilitating economic growth and securing sustainable            

development. The Government is committed to securing economic growth in order to create jobs and prosperity. These overarching policies seek 

to integrate the needs of planning and transport whilst focussing development in the most appropriate locations, thereby protecting and             

enhancing the environment. 
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Delivering a wide choice of high quality homes 
 

In terms of local plan preparation para 159 identifies that local planning authorities should have a clear understanding of housing needs in their area. 

In this respect Council’s should prepare a Strategic Housing Market Assessment (SHMA) to assess the full housing needs of the area. This should identi-

fy the scale and mix of housing and the range of tenures that the local population is likely to need over the plan period. The SHMA should also be 

kept up to date when new evidence and information is made available.  

 

Coupled with this, para 160 expects that LPA’s will prepare a Strategic Housing Land Availability Assessment to establish realistic assumptions about 

the availability, suitability and the likely economic viability of land to meet the identified need for housing over the plan period. Footnote 11 of the 

NPPF is clear that to be considered deliverable “sites should be available now, offer a suitable location for development now, and be achievable 

with a realistic prospect that housing will be delivered on the site within five years and in particular that development of the site is viable.” 

 
The NPPF at paragraph 47 requires Local Planning Authorities to “boost significantly the supply of housing” in order to “provide five years’ worth of 

housing against their housing requirements with an additional buffer of 5% (moved forward from later in plan period) to ensure choice and competi-

tion in the market for land”. The NPPF is clear that where there has been a record of “persistent under delivery of housing” that Local Planning Author-

ities (LPAs) should increase the buffer to 20%. 

 

Other Material Considerations  
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Strategic Housing Market Availability Assessment (SHLAA) 2009 
 

The site is potentially included within the SHLAA as site 213 “Vacant land opposite Police        

Station”; however there are no corresponding maps formally identifying the site. If so it is       

identified as a site which should potentially be included following the initial site filtering and 

which extends to 1.91Ha and could potentially accommodate 66 units beyond an initial 5 year 

period. 

 

Gisburn Housing Needs Survey 
 

The Gisburn housing needs survey was updated in January 2015 and it is noted that it the most 

recent survey undertaken by RVBC across all of its settlements. The key summary points of the 

survey are: 

• Council Tax records reveal that Gisburn has proportionately less stock in the lower two bands of A 

and B (20%) compared to Ribble Valley (33%) and Lancashire’s (58%) profiles. This profile           
indicates a lack of affordable housing stock in the parish. 

• The median price for properties sold in the research period Gisburn Parish was £156,000. This is an 
indicator of a lack of affordable housing within the  parish 

• The survey shows that of those households that responded, 41 (50%) are in favour of more housing 

being developed if it were affordable and for local people 



Case for inclusion within the settlement 
 
The purpose of this section is to provide an assessment of the site promoted for housing by L.H.S. Properties Limited and justifies why it should be in-

cluded within the settlement.  

 
• One of the Core Strategy strategic objectives is to increase the supply of affordable and decent homes in the borough to help meet identified 

needs and to ensure a suitable proportion of housing meets local needs. 
 

• Gisburn is identified as a Tier 1 Settlement and as such is identified as one of the ‘more sustainable’ of the defined settlements. Policy H1 seeks to 

make sufficient land available for the delivery of the dwellings over the plan period. Despite this, at the time of the adoption of the Core Strategy, 

the housing need for the more sustainable settlements was over 1,000 units; however Gisburn was only allocated 16 units or 1.6% of the allocation. 

 

• In relation to Gisburn, the latest housing needs survey clearly identifies a lack of affordable housing in the parish and that 50% of the respondents to 

the survey are in favour of more housing being developed if it were affordable and for local people. As such additional housing sites are needed 

to address these issues in Gisburn. 

 
• In this respect, the site is a suitable site for delivering additional housing as supported by the SHLAA. It is well contained with clear physical and     

defensible boundaries. The site is bound to the South by residential properties on Travellers Court and trees; to the west by Main Road and beyond 

by residential properties and Prospect’s Strawberry Fields development. To the north is Spittle Syke and to the east there are trees and beyond that 

open fields.  

 

• Development at the site would provide opportunities to strengthen established landscape features around the site boundary, especially to the East 

and South. The development would also provide a significantly enhanced entrance to Gisburn when travelling westwards along the A59. It would 

be expected that dwellings would front Main Road, similar to the Strawberry Fields development opposite. Currently the arrival at the village is poor 

with the backs of dwellings fronting Travellers Court the first view of the village to the South of the Main Road  

 

• The need to deliver additional housing will invariably result in some encroachment into the countryside. However, the site is located adjacent to 

the Gisburn settlement boundary, is well related to residential character of the surrounding area and has clearly defined boundaries.  

 

• The site itself is not constrained by landscaping or heritage designations, whereas a large proportion of the Ribble Valley falls within an Area of   

Outstanding Natural Beauty. Ribble Valley is also constrained by two Local Nature Reserves, thirteen priority habitats and species, sixteen Sites of 

Special Scientific Interest (SSSI) and 293 Biological Heritage Sites. 

 

• It is recognized that the centre of Gisburn is a Conservation Area and any development on the site will be developed to preserve or enhance the 

Conservation Area, similar to the Prospect Development at Strawberry Fields. Accordingly any development of this site will not have a detrimental 

impact on any landscape or heritage asset.   
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Deliverability of the Site  
 

NPPF footnote 11 states that to be considered deliverable, sites should be: 
 

“available now, offer a suitable location for development now, and be achievable with a realistic prospect that housing will be delivered on the site 

within five years and in particular that development of the site is viable.” 
 

The Council has assessed the site’s deliverability through the SHLAA. The site has potentially been identified as coming forwards beyond the initial 5 

year period, although now there is a willing landowner promoting the site (L.H.S. Properties Limited) and Prospect are a willing house builder, keen to 

build on the success in delivering Strawberry Fields opposite the site 
 

Suitability 
 

Subject to its release from the open countryside the site is entirely suitable for residential development for the following principal reasons: 

 

• The site is situated on the edge of the settlement boundary and is well related to the surrounding residential properties to the North and West. The       

proposals would ‘round off’ the development boundary of Gisburn; 

• The site would provide a better entrance to the village when travelling west along the A59 than the existing view which is the back of the residential 

dwellings fronting Travellers Court. 

• The site is self contained and has strong physical boundaries; 

• The site is located in a sustainable location in close proximity to a range of service, facilities and amenities. It is also easily accessible by public transport 

with a bus stop located to the south on Main Road; 

• A new vehicular and pedestrian access could be easily provided from Main Road although access could also be taken off Travellers Court; and 

• There are no technical matters which would preclude development at the site.  

 
Overall, the site offers a suitable location for development and can be developed now. In order to ensure the delivery of sufficient housing over the 

plan period and to deliver the much needed affordable and local needs housing in Gisburn, this site should be included within the settlement 

boundary 
 

Availability  
 

L.H.S. Properties Limited and Prospect are currently discussing legal agreements regarding the site. The delivery of housing will be assisted through the 

Local Plan process by removing the site from the open countryside and including it within the settlement boundary as this will provide certainty to the 

delivery of much needed housing. Prospect would be seeking to develop the site at the earliest opportunity and the site could be brought forward 

for development within a five year period. It therefore satisfies the requirements of the NPPF. 

 

Achievability  
 

The opportunities and constraints plans provided in Chapter 7 of this Vision Statement highlight the matters that have been taken into account by 

L.H.S. Properties Limited and Prospect in the assessment of the site. The Illustrative Masterplan demonstrates that any identified constraints can be 

overcome and the site could deliver up to 53 dwellings and therefore make a significant contribution towards meeting the housing needs of the Bor-

ough and specifically the needs in Gisburn identified in the housing needs survey. 
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Prospect has reviewed the feasibility of the proposals in terms of the residential market, preparatory works, infrastructure requirements and potential 

mitigation measures and can confirm that the scheme is viable in accordance with the NPPF. Prospect is confident that housing can be brought for-

ward within 5 years.  

 

The site is considered to be achievable in accordance with the NPPF.  
 

Sustainable Development Principles & Scheme Benefits  
 

Economic Benefits 
 

The economic benefits which can be expected to be delivered by the proposals are described below: 

•      The development scheme will support between 70-80 Full Time Equivalent (FTE) construction jobs over the course of an approximate 2 year build period. 

•      The development will generate circa £8.8 million of construction expenditure which will support local construction businesses and those in the supply 

        chain of contractors. 

•       Based on the average household expenditure in Ribble Valley it is estimated that the total retail expenditure generated by the new households once 

         the scheme is fully occupied would be £0.95m per annum (which will be mainly invested within the local economy). 

•      The development of up to 53 homes has the potential to generate approximately £738,835 in Council Tax over 10 years, based on 2016-17 Council 

         Tax - Band C charges for Ribble Valley. 

•      The development will generate New Homes Bonus payments of circa £1.125 million in the 6 years following the completion of the development. 

 

Social Benefits 
 

A key objective of the social role of sustainable development is to support a strong, vibrant and healthy community. 

 

The development of the site would complement the existing residential area and diversify the choice and range of housing to meet local needs. The 

Sustainability Plan, shown at figure 4, illustrates the site’s sustainable location in relation to the existing community facilities, services, amenities and 

sustainable transport nodes. Subject to the site being included within the settlement boundary, the site will: 

• Contribute to additional houses in Gisburn where there is an acknowledged need; 

• provide an element of affordable older persons dwellings for which there is identified an identified need; 

• Increase the provision of high quality market housing; 

• provide new residents which will enhance the skills base available to employers in the local area and potentially benefit local business productivity; 

• provide new housing which will enhance the viability and vitality of local facilities and services; and 

• Potentially to contribute to open space or the children’s play area to benefit the wider village of Gisburn. 

 

Environmental Benefits 
 

As part of the proposed development consideration has been given to enhancing landscape and biodiversity on site where practicable. The envi-

ronmental benefits that would be secured by the development are described adjacent: 

 

• Enhanced landscape management of the site; 

• Enhancement of Spittle Syke; and 

• Additional hedgerow and tree planting 
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Design Principles   
 

Opportunities and Constraints 
 
Opportunities 
 

• Footpath extension along site frontage 

• 2no access points 

• Strong site boundaries 

• Improve built form along A59 as you  enter 

Gisburn from the East 

• Large site frontage 

 

        Constraints 
 
• Stream (Spittle Syke) to Eastern boundary 
• Substandard interface distances from rear 

elevations from properties on Travellers 

Court 
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STREAM 

STRONG BOUNDARIES 

NEW FOOTPATH 

ACCESS POINT 

ACCESS POINT 

Fig 6   Opportunities and Constraints plan 
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Design Principles 
 

 

Developing the Concept/ Design Evolution 
 
When arriving at the concept for the proposed site, it is very important that the    

design has taken into account the following; 

 

 

• The opportunities and constraints plan (fig 6), 

• The village and local context, 

• Existing landscape features and context, 

• Topography of the site, 

• Local housing needs, 

• Planning policy, 

• Commercial aspect. 

 

 

 

We feel the Illustrative Masterplan (fig 7) has taken all of the above into consideration 

and provides the following; 

 

• 2no access points onto the site 

• A footpath extension along the frontage of the site 

• A footpath/cycle link between the two access points 

• A strong street scene to the A59 

• A vast improvement in built form as you approach the village from the East 

• Respects the privacy and amenity of the neighbouring properties 

 

 

The scheme has a wide mix of accommodation that responds to the housing needs 

study and is as follows; 

 

• 1 bed bungalow 

• 2 bed bungalow 

• 2 bed mews 

• 3 bed mews 

• 3 bed detached 

• 4 bed detached 
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            Illustrative Masterplan 

 

  

 

 

 

 

	  

Fig 7 
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Conclusion  

This vision statement demonstrates that the site is in a sustainable location, with numerous facilities available within Gisburn, a Tier 1 settlement. The site is 

capable of accommodating up to 53 dwellings which will contribute to meeting Ribble Valley’s housing need. 

  

LHS Properties Limited, Prospect (GB) Limited and their consultant team are keen to work collaboratively with Ribble Valley Borough Council in delivering 

housing at the site. The proposals would represent sustainable development when assessed against the three dimensions of sustainable development set 

out at paragraph 7 of the NPPF. 

  

New homes on this site could be delivered without hesitation if it is allocated for housing in the Housing and Economic Development DPD. 

 

 

  

 

 

 

 

	  


