DIECTOR OF

_ DEVELOPMENT
11 SEP 2009 For office o5 =
e E App,icaﬁon—e’s‘ﬂ?m 0630791FP

E' Date received |
I Fee paid £ Receipt No: [

Town and Country Planning Act 1990

Publication of planning applications on council websites

Please note that with the exception of applicant contact details and Certificates of Gwnership, the information provided on this
application form and in supporting documents may be published on the council's website.

H you have provided any other information as part of your application which falls within the definition of personal data under the
Data Protection Act which you do not wish to be pubfished on the rouncil's website, please contact the council's planning

depariment. .
Please complete using block capitais and black ink.
It is important that you read the accompanying guidance notes as incorrect comptetion will delay the processing of your application.

2. Agent Name and Address

[{jree  [ML | Fistname: PJ(,HTMD |
I Lastname:l NUOQD[@{DLTE | I
fomeery, NEWCLOSE PROPERTIES LD ||| fombont, [HALLISON. PrT MEHTECTS |

{optional

VS T =~ I I~ RN 1| N =4 R 2
|
|
|
|
|
|
|

1. Applicant Name and Address

Titte: J:' First name;

Last name: ’

howe [ HELMN BAnK || Howe [\ 1CTRE LA COURT

name:
Address 1: ' A AT"MND J AddressT: | P ENN'Y S‘P&ET
Address 2: ' | Adldress 2: ' ' '

Address 3: l | Address 3: I

T | KENDAL Jfromm: [ LANCASTER
County: !C/UM,_%Q_[ A | County: ' LANCS

country: | (A 1< ' |} county: | UK _ o
Postoode A9 7PS | posteade: | A1 IXN | )

J\

3. Description of the Proposal ,
Please describe the proposed development, including any change of use:

| " ProPosED MIRED USE DEVELOPMENT CoMPRISING VOLATIONAL
LEANING CENTEE, CAILDRENS NULSERY CoMMELCIAL

ELEMNTS | [0 LIVE/ nodi OUNITS AND 70 LESIDENTIL DN,

Has the building, work or change of use already starten? [JYes [ANo

If Yes, please state the date when building, ’
work or use were started (DD/MVIM/YYYY):

] {date must be pre-application submission} |

Has the building, work or change of use been completed? [[] Yes No
If Yes, please state the date when the bullding, work r J o .
| or change of use was completed: (DD/MM/YYYY): {date must be pre-application submission)
SDate: Z00TAEIZE 152008 § Skevisior 124 §




4. Site Address Details - -~ . [ 5. Pre-application Advice - =~ -

Please provide the full postal address of the application site. - Has assistance or prior advice been sought from the local

Urit I::] House : House authority sbout this application? }Z/Yes DNQ
number; | suffic |

HUUSE;‘ &Qﬁ fgz ] 200 If Yes, please complete the following information about the advice
name: ”—' D PI'T ﬁ F you were given. {This will help the authority to deal with this
Address 1: I 5)0'&0(/\] apptication mare efficiently)

= Please tick if the full contact details are not
Address 2: | J kriowin, and then camplete as much as possible: D
Address 3: lr | Dfficer name:
o |_CLITHEROE || Lo MickoLC |
County: LM C/S I Reference:
E’ostcod?) I %7 O)W 'D( l IMELOPW CO'\MU - KV &C/ J
optional):
Description of Iocation or a grid referencs. Date (DD/MM/YYYY): ”i
(mustgg;gr?'tpfectaecﬁf postc%t!ierii r?cr)et knownj: {(must be pre-application submission) } 2 ! / 0 8/ qu '

i

Easting: l Northing: Details of pre-application advice received?
Description: THE APPLICATION WAS DISurssed WiH

TonN MALHoLL

7. Waste Storage and Collection.

6. Pedestrian and Vehicle Access, Roads and Rights of Way

Is a new or aitered \_rehicle access proposed Do the plans Incarporate areas to store
to or from the public highway? Yes [ | No |{and aid the collection of waste? Bﬁ [ Ino

Is & new or altered pedestrian If Yes, please provide details:

access proposed to or from B“\‘ D if,b ’BF.S P@Q D f/fﬂ,\}r UC‘—

EN

the public highway? % [ o

Are there any new public roads to be : I [SO b- 30-@ b > <D B3 %D
provided within the site? Eﬁes []No (N THE DESIGN 2 ACLESS STATOARVT.
Are theye any new public '

rights of way to be provided '
within or adjacent to the site? Yes [ |No

Do the propasals require any diversions

| Have arrangements been made

fextinguishments and/or m{s [ Ne for the separate storege and e

creation of rights of way? collection of recyclable waste? Yes [N
If you answered Yes to any of the above questions, please show If Yes, plea: ide details: '

details on your pians/drawings and state the reference of the plan : prease provee =

(s)/drawings(s) > A Ao VE .

\ : J'Ji ’
8. Neighbour and Community Consultation - ¥9. Counil Employee / Member
Is the applicant or agent related to

Have you consulted your neighbourser. - - S “ 1| any member of staff or efected
the local community about the preposal? D Yes iNo miember of the councl? D Yes Bﬂ

If Yes, please provide details: If Yes, please provide details:

THE Previous> SCHehg 3/200'7 ’aquef
WAS SUBTELT 0 A PubLiL Mediné.

\. 7\ S
$0ame: 2007/56/22 15:20:09 § SRevision: 124§




10. Materials

IF applicable, please state what materials are to be used exte. 3

W T
R

THRECTOR OF
NEVELOPMENT

1 1 SEP 2009

helydetyps colour and name for each material:

i l ENTION f")mE SR oo Ry Drawing
Eixk*his:lregapplic_able) !P roposed | ggﬁ E:;; ;;Eec;i?esif
Walls M[Pr B‘Z‘f_:" ZONDEL, 0 | 0
. SIME TIMBEL
Roof N/A TfLEb * SATE A ol o
SHEZ\)N .
Windows UPVC ~WHITE ¢ Ger. uile
(smSINATION OF JPve
Doors g 'T[ M Efﬁ ” | ]
M oF WAL &
Boundary treatments
ances, w ‘F@\‘! CES Ab (AD O
{e g fences, walls) I )f',orm,a\m. IWED
ehicle access an TRMAC & PAVIOULS
r\:a:'d-:angi?ls; i D D
Lighting 7 M
(?atll‘;zsespecify} L] Dj

Are you supplying additional information on submitted p!an(s)/drawmg{s)ldemgn and access statement?

If Yes, please state references for the planfs)/drawing(s)/design and access staterment:

IE/Yes [T

RS PEL. DPANING (S5(e SHERT

Ml 11. Vehicle Parking - - - | '_

Please provide information on the existing and proposed nurmber of on-site parking .s;paces:' ' )

" Total Totai proposed (includin Differe
Type of Vehicie Exigtr%g sgazgs retagned) d irla sfaé’é’se
Cars o N t 6
Light goods vehicies/ ' :
public carrier vehicles O . .
- Motoreycles - O s ’T‘BL — T&C -
Disability spaces O A + 6
! 0T [NLL-
Oyclespaces 0 7 0O ( éjea.;%m_ + 10
Other (2 g Bus) O
Other fe.g Bus) O ’ J

SDter 2001/05/22 15:20:03 § SRevisiors 124 5
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12. Foui Sewage
Please state how foul sewage is to be disposed of:

E[/Mains sewer (] Cesspit
[[] Septictank =[] Otrier
] Package treatment plant

Are you proposing ta
connect to the existing drainage systern?

[(Aes

application drawings and state references for the
plan{s)/drawing{s}: C

[]No

If Yos, please Include the details of the existing systern on the

AN

13. Assessment of Flood Risk
Is the site within an area at risk of floading? (Refer to the
Environment Agency's Flood Map showing flood zones 2 and 3and

consult Environment Agency standing advice and your local
planning authority requirements for information as necessary }

] Yes []No
¥ Yes, you will nsed to submit a Flaod Risk Assessment to consider
the risk fo the proposed site

is your proposal within 20 metesof a
watercourse (&.g. river, stream or beck)?

Will the proposal increase
the flood risk elsewhers?

[]Ne
[JNe

[] Yes
[]Yes

How will surface watef be disposed of?

{] Sustainable drainage system [] Existing watercourse

[] Soakaway [[] Pond/iake

7] Main sewer

on fand adjacent to or near the application site?
a) Protected and pricity species:

[] Yes,on the development site

o

features:

[[] Yes,onthe developmentsite

=

¢} Features of geological conservation importance:

[] Yes.onthedevelopmentsite

Lo

14. Biodiversity and Geological Conservation

Is there a reasonable likelihood of the following being affected
adversely or conserved and enhanced within the application site, or

{:l Yes, on land adjacent to or near the proposed development
b} Designated sites, important habitats or other biadiversity

D Yes, on land adjacent to or near the proposed development

-~[*"] Yes, on land adjacent to or near the proposeddeveloprment

15. Existing Use
Piease describe the current use of the site:

VACANT-

@’v;s e

is the site currently vacant?
If Yes, please describe the |ast use of the site:

INDVSTRIAL .

Whan did this use end {f known)?
DDAMAYYYY |

{date where known may be approximate)

Does the proposal involve any of the following:

[ Ino
[(Ne

Yas

A tes
fgés [ No

Land which is known to be contaminated?

{and where contamination is
suspected for all or part of the site?

A proposed use that would
be particularly vufnerable
to the presence of comamination?

\,

Are there trees or hedges on the
| proposed development site? s
proposed development site that could influence the

development or right be important as part
of the local landscape character? B/Yes

the current ‘BS5837: Trees in relation to construction -
&Recnmmendations'.

16. Trees and Hedges o

e

And/or: Are there trees or hedges on tand adjacent tothe

[Ino

If Yes to efther or both of the above, you will need to provide a full
Tree Survey, with accompanying plan before your application can
be determined. Your Local Planning Authority shotiid make clear

on its website what the survey should contain, in accordance with

PN

If you have answered Yes to any of the above, you will need to
)} \submitan appropriate contamination assessment.
17. Trade Effluent , e
Does the proposal involve the nead to
dispose of trade effluents or waste? [] ves [\ Na
171 Yes, plessa describe the nature, volume and means of disposal
of trade effluents or waste .

5Date; 2007/62/22 152003 § SRevislonz 124§
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* PLEASE REFEL TD (OVE4NG LETER HOUSING Mix 1S SWRTECT™ To S/ub.

18. Residential Units (Including Conversion)

Vo5 pleocecompots etats of e g 1 e o codental ! (1 Yes | No A
Proposed Housing Existing Housing
Rarket Not Number of Bedrooms Total | Market Not Nurmber of Bedrooms Total
Housing known| 1 | 2 [ 3 |4+ JUnknown . 1 Housing knawn{ 1 T 2773 T 4+ Junknown]
Houses (] ' 371 Rouses 0
Fiats and maisonettes| [] 17 WS and maisonettes| []
Live-work units 0 10 [{[ Cvework units O
il Cluster flats ] Cluster Rats 0
Sneltered housing | [ Sheltered housing | L[]
Bedsit/studios 'R sit/stefios = T
Unknrown type ] Wrtveer - | [
Totals (@ +b+c+d+ " Totals @+ bt e+ d e+ Frg)=
1.SEP 2009
Social Rented A r;]u:ht, o Nuzmbersof B:g HOJ:;?, o Toial .,_,_n,ffc';‘-‘—’; Rented ... ’ :,10.-;; -~ T.ng]j\bersof B:frog:; — Total
Houses | = (}H -{:,ﬁ#o}fsﬁ . ;
Flats and maisonettes} [ | _,{?-J'E'Ei\q_[_ Fﬁl&tﬁ%nﬁmaisonettas O
Live-werk units i} A I Live-work units O
Cluster flats (1 Cluster flats |
Sheltered housing ] Sheitered housing O
Bedsit/studios O R Bedsit/studios [
Unkrown type ] Unknown type |
Totals (a+b+c+d+e+feg)= | 7§ Totals{a+bsc+d+e+f+g)=
Intermediate ) .mt; = Muzrnher3 of B:frog:':i — Totat Intermedia té ) r%?:}n 2 Nt.tzml:\ei:-3 of B:Smlcjﬁ:;i — Total
Houses 1 Houses O
Fiats and maisonettes| [] Flats and maisonettes| [
Live-work units [ Live-work units [
Cluster flats O \ Cluster flats g
Sheltered housing (] Sheltered housing |
Bedsit/studios Od 1| Bedsit/studios - D'
Unknown type ] Emown type [
Totals (a+b+c+d+ewfegl= | Totals (a +b+c+d+e+f+g) =
el - Keyworker . | Not | o N‘;mbergo.f Bﬁfo‘?g;sﬁﬁwﬁ Tot al Keyworker | Not 0 Nuzmbe';f Bffml?::; p— Toto
Houses O _l Houses 0
Flats and maisonettes| [] Flats and maisonettes| [
Ee—work units O Live-work units . a
Cluster flats (] Cluster flats [
f'» Sheitered housing O Sheltered housing 0 L
| Bedsitstudios | [ Bedsit/studios O
Unknown type O Unknown type il _ L
L ’ Totals (a+b+c+d+e+fegl=! li ‘ Totals (s +b+c+d+e+f+g)= _5}
| Total proposedresidentialunits  (4+B8+C+0) = | ROi | | Total existing residentiatunits {E+F+G+H)= | (™) |
Lrom. NET GAIN or LOSS of RESIDENTIAL UNITS (Praposed Housing Grand Total - Existing Housing Grand Total] - X () |

Dot 2001/08/22 15:2003 § SRevislons 1245



19. All Types of Development: Non-residential Floorspace

Does your proposal Involve the loss, galh or change of use of non-residential ﬂoorspace‘?

=L

D_ No

If you have answered Yes to the question above please add details in the following table:

2 Exlsnng gress | Gross mternal floorspace | Tetal gross interal Net additional gross
Use ciaesiiyre of o | wﬁf Gnciting o t | s dmm
) e MSpace use oF offtion neluding change of towing development
< §’(square metres) {square metres) use)(square mefres) {saprare metres)
Al Shops O
Nettradablearea: | []
Financial and
A2 professional services O
A3 | Restaurantsandcafes | []
A4  [Drinking establishments| [ ]
AS Hot food takeaways | [] ,
B1 {a) Ofﬁc:(omerthanAz) Ol O A {O C o~ ”)l 03
esearch and i
B1®) | gevelopment | ]
Bt o) Light inclustrial ]
B2 | Generalindustrial |-
B3 | Storage or distribution [ ]
Hotels and halls of
¢1 residence L] \
c2 Residential institutions | [ ]
Non-residential
b1 institutions B o l éé O ’ Ll‘ + lg 60 gan
D2 | Assembly and leisure | [ ]
OTHER Please specify |
[] ,
Total

In addition, for hotels, residential institutions and hostels, please additionally indicate the loss or gain of rooms

Usa Not Existing rooms to be lost by change | Total roems proposed (jncluding o
class | TYPeOFuse | iicable of use or demolition changes of use) Net additional rooms
c1 Hotels ]
Residential
2 . Institutions [
Other | Hostals ]

20. Employment :
Please cornplete the following information regardmg employees:

Total full-time

) Full-time Part-time equivalent Not known
Existing employess ) ' v
Proposed employees /

21 Hours of Opening

Please state the hours of opening for each non-residentlal use proposed:

Use ' Monday to Friday _ Saturday

Sunday and
Bank Holidays

Not kinown
il

AL-L

s

22. Site Area
Please state the site area in hectares (ha} | Yo 7'7

\,

$Daws 2007/08/22 152002 § $Revdslon: 124§
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23. Industrial or Commercial Processes and Machinery

Please describe the activities and processes which would
be carried out on the site and the end products including
plant, ventilation or air conditioni ng. Pleasa include the
type of machinery which may be instafled on site:

-
Is the proposal a waste management developmenit? [ ] Yes B/No
i the answer is Yes, piease complete the following table:

The total capacity of the void in cubic metres, . .

including engineering surchargs and making no Max;mgum ?]“rt‘;i?l céperatlonal
allowance for cover or restoration material {or (or e ifpii o : O”a';‘zs)
tonnes if solid waste or litres if liquid waste) : quid waste

applicable

Inert landfill
Non-hazardous jandfili

Hazardous land§ifl
Energy from waste incineration

Other incineration
Landflil gas genesation plant
Pyrolysis/gasification

NEVELDPMEN T T

Metai recycling site
Transfer stations
Material recovery/recycling facilities (MRFs)
Househotd civic amenity sites

Ll
T
(i ]
=]
T

=]
e

Open windrow composting B ot

PR

In-vessel composting

Anaerobic digestion

Any cambined mechanical, biological and/
or thermal treatment {M

Sewage treatment works

Other treatment

Recycling facillties construction, demoiition
and excavation waste

Storage of waste
Other waste management
Othver developments _
Please provide the maximum annuat operational throughput of the following waste streams:

I o] ] o o oo o o i o

Municipal
Construction, demolition and excavation
Commercial and industrial

Hazardous . .

If this is a landfill application you will need to provide further information before your application.can be determined  Your waste

——{planning-authority shauld make clear what Information it requires on its website. . )

the following materials in the quantities stated below? m {] Notapplicable
IFYes, please provide the amount of each substance that is involved:

Acrylonitrile {tonnes}) :’ Ethylene oxide (tonnes) l:l Phosgene {tonnes) [:l
N Ammonia {tonnes) : Hydrogen cyanide (tonnes) l:l Sulphur dioxide {tonnes) :‘
Bromine (tonnes) l:] ' Liquid oxygen (tonnes} j____—‘ Flour {tonnes) I:J
Chlaring {tonnes) I l Liquid petroletim gas {tonnes) ,:I Reﬁned white sugar {tonnes} l:__—_’

Other: L J Other: J ) | ]

Amount (tornes); l l Araount (tonnes); L _ U
T $0ute: TOUH3 /22 1520088 SRevEoee 1343

24. Hazardous Substances
Does the proposal involve the use or storage of any of

[]ves




25. Certificates _ _ _
One Certiflcate 4, B, C, or D, must be completed, together with the Agricultural Holdings Certificate withthis application form

CERTIFICATE OF OWNERSHIP - CERTIFICATE A

Town and Country Planning (General Development Procedure) Order 1995 Ceartificate under Article 7
[ certify/The applicant certifies that on the day 21 days before the date of this application nobody except myself/ the applicant was the
rs left to run))::f any part of the kard or bullding to

owner fowner s a person with a freeheid irsterest ar leasehold interest with at least 7 yea
which the application relates
24 Date MW Y.

| | AACLSIN PriT Mﬁf%/ | 1/0‘1/’100q

CERTIFICATE OF OWNERSHIP - CERTIFICATEB
Town and Country Planning {General Developinent Procedure) Order 1995 Certificate under Article 7
licant certifies that | have/the applicant has givent the requisite notice to everyone else {as listed below) who, on the day

| certifyf Try
21 days hefore thedate of this application, was the owner (owner is a person with a freehold interest or feasehold interest with at least 7 years
left to run) of any partofihe tand or building to which this application relates

Name of Owner ~~_ Address Date Notice Served

Ny

\\

S

~

Or signed - Agent: MD/ MM/YYYY):

Signed - Applicant: )
™~

ey

CERTIFICATE OF OWUNERSHIP - CERTIFICATEC )
Town and Country Planning (General Development Procedure) Order 1885 Certificate under Article 7

| certify/ Fag applicant certifies that:
§  Neither Sertificate A or B ¢an be issued for this application
§ Allreascnadie steps have been taken to find out the names and addresses of the other owners {owner is a person with a freeficid
interest or.leaséhald interest with at least 7 years left to run Jof the land or building, or of a part of it, but | have/ the applicant has been
unable to do so ]
The steps taken were:
- Name of Owner Address . Date Notice Served
Notice of the application has been published in the following newspaper On the following date (which must not be earlier
{circulating in the area where the land is situated): than 21 days before the datedfthe application):
Signed - Applicant: Or signed - Agent: Date (DD/MMYYYY}:
: N
$Date: 2007/08/22 15:20:03 § SRevisiar: 124 §




25. Certificates (continued)

| certify/ The Toplicant certifies that:
§ Cerlificate Aca be issued for this application

§ Al reasonable steps fiave been taken to find out the names

this application, was the o

of the fand to which this applicat

The steps taken were:

! CERTIFICATE OF OWNERSHIP - CERTIFICATED
Town and Country Planning {General Development Procedure) Order 1935 Gertificate under Article 7

‘awner is 3 person with a freehold interest or feasehold interest with at least 7 years left to run) of any part
lates, but | have! the applicant has been unable to do so

320090791°P

and addresses of everyone else who, on the day 21 days before the date of

{circulatingjn the area where the land is situated):

Notice of the application has been published in the following newspaper \%}»j—;{e{oﬂowin date (which must not be earlier

: days before the date of the application):

Signed - Applicant: - Or signed - Agent: \%te (DD/MM/YYYY):
T~

T~

o

AGRICULTURAL
Agriculturat Land Declaration - You Must Complete Either Aor B

Town and Country Pianning {(General Development Pracedure}Order 1995 Certificate under Article 7

A} Nonie of the land to which the application refates is, or is part of, an agricultural holdirg.

HOLDINGS CERTIFICATE

Signed - Applicant: Or signed - Agent: N Date (DD/MM/AYYYY):

HACLSIN POT ALCH TR /@L N/ faem

B} { have/ The applicant has given the requisite notice to every person other than mysaif/ the applicant who, on the day21 days
befar date of this application, was a tenant of an agricultural holding on all or part of the land to which this application retates,
as listed beld ]

Name o?TenaQ

Address Date Notice Served

Signed - Applicant: Or signed- Agent: ) Date OD/MMAYYYY)

the Local Planning Authority has beeri submitted.

26. Planning Application Requirements - Checklist

Piease read the following checklist to make surs you haveé Sefit all the inforiviation InSupport of yoitir proposal Failure to submit all
information required will result in your application being deemed invatid. It will not be considered valid until all information required by

. o E{ The correct fee: _ zd
3 copies of a completed and dated application form: 3 copiés of adesignand satement:
3 copies of the plan which identifies the land to which . .
the application relates drawn to an identified ‘{ 3 copies of the g:ompletc_la_]d,ﬁgted) 'Artn:le 7 E_
scale and showing the direction of North: Certificate {Agricultural Holdings):
‘3 copies of other plansand drawings or information -~ Jcopiesofthecompleted,dated
| necessary to describe the subject of the application: o7 Ouwnership Certificate (A, B, C, or D - as applicable): l_f J

27. Declaration

Vwe hereby apply for p!nning permissionlconsent as described i
information.

Signed - Applicant Or signed - Agent: 1/ | Date DD/MWYYYY):

n this form and the accompanying plans/drawings and additional

L Haddoon P AL ZTS |1 o3 [ 700 ] e

$Datw: 0 M08/22 15:20:03 § Fevision: 1244




28. Applicant Contact Details - . _ 29. Agent Contact Details = - ' .
Telephone numbers Telephone numbers
Countrycode:  Natignal number; number: Ccuntryccde: National number: number:
| ' L WG sty 32679 ][]
Countrycode:  Maohile number (optional): Countrycodet  Mobile number {optional):

] I

| [
Countrycode:  Fax number {optional): Countrycode:  Fax number {optional): -~
| | | e |[tsty 31470 |
Email address {optional); Email address (optional):

IJL”\POL@ ADO - C ot s b l}

30, Site Visit _ _ . L
Can the site be seen from a public road, public footpath, bridleway or other public land? [ 4 Yes D No

If the planning authority needs to make an appointment to carry Z/ ) Diher (if differert from the
out a site visit, whom should they contact? (Please sefect only one) Agent [ ] Applicant [} agentf(atpplicant's details)

i Other has been selected, please provide:
Contact name: Telephone number:

| | |
_ —]

Emai) address;
\_

SDaE:?OIﬂiOB{ZZ 152003 § SRevislom 124 ¥
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PLANNING STATEMENT

Newclose Properties Limited

Proposed Mixed Use Development Comprising Vocational Learning
Centre, Children’s Nursery, Commercial Elements, 10 Live/Work
Units and

70 Residential Units

Land at Barrow Brook, Barrow

September 2009

www. abbott-associates co.uk




Planning Statement

Newclose Properties Limited

) Proposed Mixed Use Development Comprising Vocational Learning Centre,
Children’s Nursery, Commercial Elements, 10 Live/Work Units and 70 Residential Units
Land at Barrow Brook, Barrow

September 2009

CONTENTS
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Planning Statement

Newelose Properties Limited

Proposed Mixed Use Development Corprising Vocational Learning Centre,

Children’s Nursery, Commercial Elements, 10 Live/Work Units and 70 Residential Units
Land at Barrow Brook, Barrow

September 2009

1.1

12

1.3

1.4

INTRODUCTION

This statement has been produced to accompany a planning application for

the mixed use development of a site at Barrow Brook, Barrow.

This statement will deal primarily with relevant planning policy
considerations. It will also deal with the planning history of the site and the
changed circumstances which underlie the current planning application
Those changed circumstances provide a compéliing requirement for the extant
planning permission relating to the site to be reviewed and re-profiled in

order to ensure that development and investment can be delivered.

That will, of necessity, include a review of the content of the previous Section
106 obligations to ensure that they accord with the five principles set out in

paragraph B5 of planning circular 05/05.

The statement will deal with national policy and the statutory development
plan (RSS for the North West and the saved Local Plan) It will also consider

the emerging loeal policy framework and associated evidence base.

Whilst it is necessary for the current planning application to be considered
against relevant policies of the development plan, it is also important to
consider emerging policy and to give appropriate weight to changed policy and
circumstances. Significant elements of the Ribble Valley Local Plan have
been overtaken by more recent national and regional policy and those changes
must be reflected in emerging local policy. It is vital, therefore, that proper

weight and balance is given to all material planning considerations.

Steven Abbott Associates

Page 3

Ref: AJS/PJIM/1622-Planning Statement



Planning Statement

. Neweclose Properties Limited

Proposed Mixed Use Development Comprising Vocational Learning Centre,

Children’s Nursery, Commercial Elements, 10 Live/Work Units and 70 Residential Units
Land at Barrow Brook, Barrow

September 2009

2.1

22

23

2.4

25

THE SITE AND SURROUNDINGS

The site has a total area of approximately 2.77 hectares. The site is currently
vacant and is largely covered with loose and fixed hardsurfaced areas — albeit

that there has been some limited growth of invasive plants and weeds.

The site has a road frontage onto Whalley Road of approximately 145 metres
The eastern end of the site adjoins a relatively new commercial/business
building known as The Printworks The site is served by new road
infrastructure associated with The Printworks development and other nearby

commercial developments.

The physical characteristics of the site and its surroundings are desciibed in
more detail in the Design and Access Statement submitted with the planning

application

Historically the site has been seen as part of the Barrow Brook Business
Village (formerly the Ribble Valley Enterprise Park). The Barrow Brook
Business Village is a mixed use development extending to approximately 10
hectares - subject to a series of outline planning permissions and reserved

matters approvals which we understand remain extant.

In terms of accessibility Barrow lies close to the town of Clitheroe which offers
a broad range of quality shopping facilities, restaurants and other financial
and social services and facilities. The application site also has direct access to
a number of public bus routes providing services to Clitherce, Accrington,

Bolton and Blackburn.
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3. PLANNING POLICY CONSIDERATIONS

National Planning Policy

3.1 PPS1 - Delivering Sustainable Development provides an overarching
exposition of the Government’s policies to promote and secure sustainable
development. This is to be done by adoption of a plan-led approach which

achieves the following:
»  planning for sustainable economic growth;
»  promoting urban and rural regeneration;
+  promoting inclusive communities;

«  bringing forward sufficient land in appropriate locations to meet

expected needs for, amongst other things, housing;

«  provide improved access to jobs, health, education, shops, leisure, open

space, community facilities, ete;

«  promotion of more efficient use of land through higher density schemes
— making effective and efficient use of previously-developed land and

buildings.

It will be shown that the proposal contributes positively to the achievement of

these stated cbjectives.

3.2 PPS1 also raises the profile of ciesign issues and signals a requirement for all
development proposals to demonstrate that sound design principles are
followed and that high quality design is achieved The current scheme is self-
evidently a high quality scheme in terms of its design The principles

-adopted, - and. the design approach-followed, are set out elsewhere in the

Design and Access Statement.
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3.3 PPS3 — Housing sets out the Government’s key policy objectives for the
delivery of new homes. The planning system is required to deliver the

following specific outcomes:
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*  “High quality housing that is well-designed and built to a high standard,

» A mix of housing, both market and affordable, particularly in terms of
tenure and price, to support a wide variety of households in all areas,

both urban and rural;

»  Housing developments in suitable locations, which offer a good range of
community facilities and with good access to jobs, key services and

Infrastructure,

* A flexible, responsive supply of land managed in a way that makes
efficient and effective use of land, Including re-use of previously-

developed land, where appropriate.”

5.4 It is clear that the proposal will provide high quality housing that is well-
conceived and designed. Furthermore, the scheme results in the provision of
a specific mix of housing types which will broaden and diversify the housing

supply in Barrow.

35 In terms of the suitability of the site in locational terms, it is beyond question
that the recycling of this previously-developed site fully accords with the
thrust of PPS3. Furthermore, the scheme will result in the effective and

efficient use of the site.

It is likely that housing land supply/provision will be an important issue in
the consideration of fh.is application. It is necessary, therefore, to set out in
some detail those aspects of PPS3 which deal with the issue — in effect
paragraphs 52-61 and 68-74 are directly relevant. The key aspects are as

follows:

s Local planning authorities to set out policies and strategies for the
- continuous delivery (broad locations and specific sites) for at least 15

years from the date of adoption of Local Development Documents:
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*  Identily sufficient specific deliverable sites to deliver housing in the first
five years (to be considered deliverable sites should be available,

suitable, and achievable);

* In eircumstances where Regional Spatial Strategies are in development,
or subject to review, Local Planning Authorities should also have regard
to the level of housing provision as proposed in the relevant emerging

Regional Spatial Strategy;

« Identify a further supply of specific, developable sites for years 6-10,

and, where possible, for years 11-15;

«  When making planning decisions for housing development after 1¢ April
2007, Local Planning Authorities should have regard to policies in PPS3
as material considerations which may supersede the policies In existing

Development Plans;

o Where local planning authorities have an up-to-date five year supply of
deliverable sites and applications come forward on allocated sites but
which are not in the up-to-date five year supply, the Local Planning
Authority will need to consider whether granting permission would

undermine achievement of their policy objectives,

+  Where an up-to-date five cannot be demonstrated — e.g. where there is
less than five years supply of deliverable sites, they should consider

favourably planning applications for housing;

+  The Local Planning Authority should not refuse applications solely on
the grounds of prematurity,

3.6. PPS3 considers the need for housing proposals to include, where appropriate,
. ......an affordable. housing. component. .. In. terms of considering the amount of

affordable housing justified/required, paragraph 29 of PP83 indicates that it
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37

3.8.

is the role of the Local Development Document to set an overall target for the
amount of affordable housing to be provided. This has to be based on an
assessment of the likely economic viability of land for housing within the
area, taking into account the risks of delivery and drawing on informed
assessments of the likely levels of finance available for affordable housing,
including public subsidy and the level of developer contribution that can

reasonably be secured.

Local planning authorities must ensure that provision of affordable housing
meets the needs of both current and future occupiers, taking into account
information from the Strategic Housing Market Assessment (SHMA). At this
time the Council has produced a SHMA but has yet to tackle and resolve the
difficult task of assessing the various commercial and funding aspects
described above. There is currently no LDD to justify imposing a quota for

affordable housing on any given site.
The following factors have yet to be formally addressed and resolved:
+ target for social rented and intermediate housing;
« the size and type of affordable housing;
* circumstances when affordable housing in11 be required;
+ the approach to be taken on contributions in lieu of a site provision.

Those matters will be brought forward through the LDF process but as yet
the Council does not meet PPS3. As a consequence any arrangement reached
with the Council at this 'stage is on the basis of negotiation and co-operation

rather than policy requirement or compulsion.

PPG4 — Industrial and Commercial Development and Small Firms, sets out
the Governments aims of encouraging continued economic growth in ways

which are compatible with its stated environmental objectives
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3.9.

In terms of development plans the guidance states that local planning
authorities should aim to ensure that there is sufficient land available which
is readily capable of development and well served by infrastructure. In doing
so local planning authorities should be realistic in their assessment of the

needs of business.

In May 2009 Government published a consultation draft PPS4 — Planning for
Prosperous Economies, It is intended to draw together Government planning
policy currently contained in PPG4 and PPSs 6 and 7 Whilst only a
consultation draft the document is a material planning consideration. The

following aspects of draft PPS4 are of relevance.

Policy EC1 Promotes the use of robust evidence for plan preparation
and decision making. EC1.1 states: “The evidence base should
underpin development plan policies which support sustainable
economic development in both urban and rural parts of their area,
allow a quick response to changing economic circumstances and

nform decisions on planning applications.”
Amongst other things, at a local level, the evidence base should:

» assess the existing and future supply- of land available for
economic development through land review and, where
possible, land reviews should be undertaken at the same time
as, or combined with, strategic housing land availability

assessments.

Policy EC4 Sets out the local planning approach to economic development.
One key aspect of that local approach is ensuring that site
allocations for economic development, are not carried forward

from one version of the development plan to the next without
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evidence of the need and reasonable prospect of their take up

during the plan period. Policy EC4 1.7 states:

“It there Is no reasonable prospect of a site being used for the
allocated economic use during the plan period, the allocation
should not be retained, and wider economic uses or alternative

uses, such as housing, should be actively considered ”

Policy EC9 In rural areas (away from larger urban areas) encouragement is
given to providing new economic development in or on the edge of
local service centres where employment, housing (including
affordable housing), services and other facilities can be provided

close together

Policy EC12 Deals with planning applications for, or involving,
economic development. Loecal planning authorities are encouraged
to assess proposals involving the loss of economic activity on the
basis of evidence about the impact on the supply of employment
sites and premises in that community to ensure the economic,
social and environmental sustainability of the area is protected

and enhanced.

3.10. PPS9 - Biodiversity and Geological Conservation — provides policy and
guidance to ensure that the potential impacts of planning decisions on

biodiversity are fully considered.

The application site has been the subject of thorough survey work to establish
nature conservation features and constraints. Given the planning history of
the site (including extant planning permissions) it is clear that such matters

can be dealt with satiéféétorily |
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3.11 PPG13 — Transport, aims to promote sustainable transport choices and
promotes accessibility to jobs, shopping, leisure and other facilities The
emphasis is on the promotion of public transport and other modes of travel
such as walking and cycling Again it is clear from the recent planning
history of the site and its established status as a development opportunity

that it can be considered sustainable and aceessible in the context of PPS13,

3.12, PPS25 — Development and Flood Risk, requires flood risk to be taken into
account at all stages of the planning process in order to avoid inappropriate
development in areas at risk of flooding, and to direct development away from

areas at high risk (paragraph 5 of PPS25).

As recommended by PPS25 the application is accompanied by a flood risk

assessment.

Regional Spatial Strategy

3.13 The replacement RSS for the North West of England was published on 30
September 2008 The relevant policies of the North West of England Plan

(RSS) can be summarised as follows:

* Policy DP1 - Spatial Principles. The main principles which underpin

RSS are set out and are amplified in subsequent DP policies;

* Policy DP2 - Promote Sustainable Communities. Sustainable
communities should meet the diverse needs of existing and future
residents; promote community cohesion and equality and diversity; be

sensitive to the environment; and contribute to a high quality of life

* Policy DP4 - Make ‘the Best Use of Existing Resources and
Infrastructure. This policy prioritises developments in locations which
are consistent with spatial frameworks and sustainability principles —ie.

building upon existing concentrations of activities and existing
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infrastructure; not requiring major investment in new infrastructure.
The policy sets out a sequential preference approach to new development
which has as a first preference the use of existing buildings and

previously developed land within settlements.

» Policy DP5 — Manage Travel Demand; Reduce the Need to Travel and
Increase Accessibility. This policy seeks to direct development to
Iocations which reduce the need to travel, especially by car. The focus for
new developments are the urban areas close to or accessible by public
transport to a range of facilities (such as retail, health, education and

leisure).

» Policy DP7 — Promote Environmental Quality. This is a breoad brush
policy and contains various criteria to ensure good quality developments,

including ones relating to good design.

« Policy RDP2 — Key Service Centres/Local Service Centres. Development
is to be focussed on key and local sexvice centzes which provide a range of
services and have good public transport links to swrrounding towns and

villages.

3.14. RSS provides the statutory basis upon which to consider housing
supply/provision in the North West of England. For Ribble Valley Borough
the provision figureftarget for the period 2003-2021 is found in Policy L4
(Table 7.1 Distribution of Regional Housing Provision 2003-2021)

2003 - 2021 @ 161 p a. — 2,900

It must be remembered that this figure/annualised rate is a target which

should be met and not a ceiling or maximum figure.
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3.15. Clitheroe/Barrow is located within the Central Lancashire City Region as
defined by the RSS Key Diagrams Policy CLCRI is relevant as it defines

priorities for this area including:
* regeneration and restructuring of the East Lancashire Economy;

» the provision of a range of good quality housing, accessible to local

facilities;

* Improving services in the rural areas focusing development in locations

which accord with Policy RDF2.

This policy is reinforced by Policy CLCR2 concerning development and

investment.

The Ribble Valley District Local Plan — Saved Policies 2007 (RVLP)

3.16. The RVLP was originally adopted in 1999 and was intended to provide a
policy framework through to 2006, A number of policies have been saved in
accordance with the Planning and Compulsory Purchase Act 2004 Those
saved policies will continue to be applicable until replaced by LDF/LDD

policies.

3.17 The application site is wholly Within the defined settlement boundary of the
village of Barrow as defined by the RVLP. Policy G4 of the RVLP provides for
the development of sites allocated in the RVLP. Whilst the site is not
specifically allocated by the RVLP the existence of extant planning
permissions (in 1999 and still existing currently) mean that the site is

tecognised as one that is identified/allocated for development

3.18 The Council instigated the Ribble Valley District wide Local Plan Alterations
Review (RVLP Review) which reached its First Deposit stage in March 2004,
Progress on that Review was discontinued in preference to work progressing

towards a new Loecal Development Framework. However, the Council
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continues to utilise the RVLP Review policies as a material consideration,

albeit without statutory weight.

Ribble Valley Local Development Framework

3.19. The Council have progressed work to prepare an LDF to replace the existing
RVLP. To date that work has concentrated on providing a rchust and
thoroughly researched evidence base to inform the LDF process The first
document to be prepared with policy informed by that evidence base will be
the Core Strategy.

It is anticipated that the draft Core Strategy will be published in Autumn
2009, with the Core Strategy Publication Version anticipated in late
2009/early 2010 It is unrealistic to give any significant weight to the
emerging Core Strategy at this stage.
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3.20 Work has been progressed on the following key elements of the LDF evidence

base:
> Strategic Housing Land Availability Assessment (SHLAA)
+ Strategic Housing Market Assessment (SHMA)

»  Strategic Flood Risk Assessment (SFRA)

Ribble Valley Employment Land and Retail Study

Insofar as those documents relate to the application site they are a relevant
material consideration in the context of the current planning application For
example, the application site has been considered and assessed in the context

of the SHLAA and the Employment Land Study.

3.21. SHLAA — The site is identified as site reference 122. It is shown as having a
residential capacity of 116 dwellings on a total site area of 3.32 hectares. The
site is shown as being available for housing development (total) within the
next 5 years, it is available and achievable. On that basis it is included in the

5 year potential housing supply.

The SHLAA anticipates and expects the whole of the application site to be
developed for housing, and for that housing to be delivered in the next five

years

Employment Land Study — the application site is identified as one component
of the wider potential employment sites at Barrow Brook. However, it is
recognised as one of three sites that are unavailable for employment
use/economic development. In fact, the Employment Land Study recognises
recent proposals for a mixed use development of the application site

incorporating both residential and commercial elements.
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4. ASSESSMENT

4.1 In considering the current planning application the fall-back position
provided by the extant planning permission (8/2007/1144/P) for the mixed use
development of the site is a material consideration. The current application is
broadly the same in terms of the description of development, the character of
the development and in terms of the mix of residential and
commercial/economic development. The key elements of the scheme remain

as follows:
«  vocational training centre (the Aspire Centre);
* children’s nursery;
» commercial/office elements;
»  live/work units;
+ residential units (market and affordable housing).

4.2 The key differences relate to the element of residential units to be provided in
the form of live/ work units Based on commercial advice and their own
commercial expertise and experience, and given the cﬁrrent econoniic climate,
the applicants feel that the inclusion of a relatively high proportion of
live/work wunits (31 in the extant approved scheme) is unrealistic and

undeliverable.

The balance has been changed as follows:

) Planning permission 3/2007/1144/P
Residential — 55 units

Livefwork — 31 units
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Total residential un__its - 86
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(ii) Current proposed scheme:
Residential — 70 units
Live/work — 10 units
Total residential units — 80

In terms of the actual ratio of floorspace (residential to commercial) the
extant planning permission and the current proposed schemes differ only

marginally:

+ Extant planning permission (3/2007/1144/P):
Total Residential — 8371 5 sq m
Total Commercial — 3749.2 sq m
Ratio —2.23:1

*  Proposed scheme:
Total Residential — 6029.1 sq m
Total Commercial — 2605 6 sq m
Ratio —2.3171

In fact whilst there is a greater number of residential units and a lesser
number of live/work units the overall amount of new residential floorspace is

less in the current proposed scheme than in the approved scheme,

43, The principle of a mixed use development of the site is clearly established by
the extant planning permission. Furthermore, the planning policy context set
" out above is broadly supportive of the redevelopment of this site The key

differences and issues that arise are:
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44

4.5,

46.

@ The mix of land uses and development types;
(ii) The reduction in the provision of live/work units;

(iii) The negotiation of a reasonable element of affordable housing

provision within the scheme.

This assessment will deal with each of these issues in turn. The overall scale
and amount of development and the way the scheme is to be laid out and
designed differs little from the approved scheme, and does not, in our view,
raise fundamental issues in terms of site layout, design, access and
landscaping. For that reason this assessment will concentrate on the three

main issues set out above.

() The Mix of Land Uses and Developments

It is acknowledged that the application site has, for many years, been
identified as part of a potential! employment/economic development site The
wider Barrow Brook Business village has been promoted as an important

economic development site throughout the lifetime of the RVLP.

However, in granting planning permission 3/2007/1144/P for a mixed use
development of the site incorporating a substantial residential element, the

Council has recognised that circumstances have changed. Those changes

relate to changed national and regional policy, changed priorities in terms of

housing delivery and recognition, based on recent studies and evidence
associated with the LDF process, that the application site should not be

retained exclusively for economic development

A key change in circumstances relates to the housing provision figures
provided by RSS and the policy imperative on all local planning authorities to
maintain at least a five year supply of deliverable sites for housing. This is

highly relevant for Ribble Valley as the position at 1 April 2008 was that the
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authority could only demonstrate a 1.5 year supply of deliverable sites for
housing. In those circumstances paragraph 71 of PPS3 provides a pressing

policy presumption in favour of planning applications for new housing
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4.7.

4.8.

49.

4.10

The recently published SHLAA and Employment Land Study recognise that
some (or indeed all) of the application should be utilised for the delivery of
new housing. There is no suggestion in the Employment Land Study that the
release of some (ot all) of the application site for housing would undermine
the Council's targets and aspirations for the delivery of sufficient economic
development land and economic growth. The Office Market Viability/Office
Demand Studies submitted with the application also indicate that the mixed
use redevelopment of the site incorporating a substantial residential element
would not prejudice the future supply of land and premises for

economic/employment generating development.

The current scheme maintains a reasonable balance between the residential
and commercial aspects of the scheme. The commercial aspects relate to the
Aspire vocational training centre, the children’s nursery and a series of blocks
of commercial office/business units. The applicants believe that this
configuration and layout best addresses current commercial interest for the
site, and represents a form of development that can be delivered, subject, of

course, to the prevailing economic circumstances.

The increase in the number of residential units (from 55 to 70) actually masks
the fact that there is an overall reduction in residential units if one considers

both residential and live/work units {from 86 down to 80).

In our view that change is not fundamental in terms of the policy framework
get out above. What is significant is that the developer believes that all of

those residential units are achievable and deliverable.

(ii) The Reduction in the provision of live/fwork units

The applicants are far from convinced that there is a real commercial market

for live/work units on the scale envisaged in the approved scheme. For that

reason a more Ieahstlcappxoach has been aiddpted which provides commercial

office and business space in dedicated commercial buildings, The overall
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411

4.12.

amount of business floorspace is reduced but the ratio to residential
floorspace remains virtually the same. The applicant believes that the
approach now adopted will be more appealing from a commercial point of view
and that it reflects and addresses current market conditions. That is a factor

which is important when considering the deliverability of the scheme.

(iii) Negotiations of a reasonable element of affordable housing

Ag set out in the policy section of this statement Ribble Valley Borough
Council does not have a clear policy basis upon which to compel applicants to
make specific quotas for provision for affordable housing. The applicants fully
recognise the policy directives at national and regional levels which make the
provision of affordable housing a material planning consideration. They are
also aware of the various interim statements produced by the Council seeking

to address these issues.

On the basis of those various statements and memorandums, and in good
faith, the applicants are willing to negotiate an element of affordable housing
within the scheme of not more than 30%. A draft Section 106 agreement has
been submitted to that effect, albeit that the applicants are in negotiations
with various partiés including the Council, registered social landlords and the
Homes and Communities Agency in the hope of identifying suitabie

mechanisms to secure the delivery of the affordable housing element.

Planning policy contained in PPS3 (and reinforced by the recently published
draft PPS4) requires local planning authorities to re-assess historic
employment land allocations and to actively consider alternative uses, such as
housing That is particularly pertinent in the context of the wider Bairow
Brook Business Village where the market has failed to bring forward the

application site for purely employment/economic development for the past 15

-years.or-so -All of the evidence suggests that the likely requirements for land

for economic/employment development can be satisfied. The same is not true
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4.13.

4.14.

4.15.

in terms of housing land supply — the Council has clear and immediate issues
in terms of the 5 year housing supply position. Those circumstances combine
to provide a clear and compelling policy requirement to bring forward

additional sites for housing which can be delivered in the next five years.

The current scheme represents a re-profiling of the previously approved
scheme in terms of the mix and format of the various elements within the
scheme. The broad mix and ratio of residential to commercial is consistent
with the extant planning permission. The key differences relate to the format
of the residential component (ie. less live/work units) and the level and
delivery of the affordable housing element. Given the current housing market
conditions the onerous affordable housing requirements associated with the
extant planning permission render the scheme fundamentally flawed in terms
of viability and deliverability, as they are disproportionate to the overall

scheme.

The current proposals represent a more proportionate approach to the
affordable housing issue, and provide opportunities for the applicant to

investigate different delivery mechanisms including “Kickstart” funding.

The Kickstart Housing Delivery programme was announced in the 2009
budget and is targefed at stalled sites, to support the construction of high
quality mixed tenure housing developments. Tt is administered by the Homes
and Communities Agency and involves a bidding process by developers. It is
a substantial financial support package which includes upfront investment
support for infrastructure and development costs, complemented by support
for affordable (intermediate and social}) housing The applicants intend to
submit a bid for Kickstart funding for the second bidding round which will be
launched in September 2009.

~-It-can be seen, therefore, that the applicants are committed to bringing

forward and delivering a scheme for the site which provides a high quality
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mixed development. It is hoped that the Council can take a positive approach
to these refined proposals, which will avoid unduly onerous requirements and
conditions which might hamper the delivery of the development. In that
context it will be important for there to be a dialogue on the phasing of
various elements of the proposal. What is abundantly clear is that since the
submisgion of the previous planning application in December 2007 there have
been a number of significant changes in circumstances in terms of planning
policy and housing market conditions. In contrast to the position two years
ago there is now a pressing policy priority for the delivery of new housing,
including affordable housing. The current housing supply position in Ribble
Valley is worrying with only a 1.5 year supply of deliverable sites at 1 April
2008.

4.16. It is hoped that the Council will appreciate the need for development
proposals to be refined and re-profiled to address the changed circumstances.
The scheme remains policy compliant and represents an appropriate mix of

uses for the site.

For these reasons it is hoped that the Council will support the revised

proposals and that planning permission will be granted.
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