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BOROUGH COUNCIL

- Council Offi ices, Church Walk, | Chtheroe Lancashlre. BB? ZRA Tel 81200 425111

For office use only
Application No. 3 laeczima=i

Date réceived 23 .4 2

A
Fee paid £12¢.0 .0 o Receipt No: f €Y7
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Application for Outline Planning Permission With Some Matters Reserved..
Town and Country Planning Act 1990

Publication of appiications on planning authority websites.

Please note that the information provided on this application form and in supporting documents may be published on the Authority s website
If you require any further clarification. please contact the Authority’s planning department.

ﬁ" Applicant Name, Address and Contact Details )

Title: First name: ’ Surname:

Company name |Phillips‘Property Lirnited f

Country Naticnal Extension

Street address: /o Agent Code Number Number

Telephone number: l l l | I I

Mobife number: ’ ! l | I }
Town/City

Fax number: | l l | , I

County:

Country: Ernall address:

Postcode: ,

Are you an agent acting on behalf of the applicant? (@ Yes ( No
\. v,
(- . ™

2. Agent Name, Address and Contact Details

Title: First Name:  [Paut [ Surname: ITunsta]l '

Company name: IJWPC Ltd J

Country National Extension

Street address; Unit 1B Code Number Number

Watarview Telephone nurber: I i |01524 599980 I I ’
White Cross r Mabile number: L l r I I I

Town/City Lancaster |
Fax number: | H | | i

County: Lancashire

Country: United Kingdom Ermatl address:.

Postcode: LA14XS |ptun5tal|@jwpc.co.uk J
\ v
(- .- ™

3. Description of the Proposal

Please indicate all those reserved matters for which approval is being scught:

P Access [ Appearance I landscaping [X Layout P scale

Please describe the proposal:

|Proposed redevelopment of site for residential purposes. |

Has the building or works already been carried out? (. Yes
e J

Refl 05: 2300

Flanning Portal Reference: ’7
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Full postal address of the site (including full pestcode where available)

House: ‘! Suffix: l:l
House name: Land at 51-53
Street address: Knowsley Road
Wilpshire
Town/City: Blackburn
County:
Postcode: BB1 9PN —’

Description of focation or a grid reference
{must be completed if postcode is not known):

e Address Details . .
Desoton: 5201720431 FP

Easting: 368553
Northing: 432282
\.

(e . . .
5. Pre-application Advice
Has assistance or prioradvice been seught from the local avthority about this application? & Yes {7 No

If Yes, please complete the following information about the advice you were given {this will help the autherity to deal with this applicaticn more efficiently):

Details of the pre-application advice received:

Officer name:

Title: First name: lﬁaefne ] J Surname; ‘Thorpe —{
Refarence: In/a '

Date (DD/MM/YYYY): |92/02/2012 | {Must be pre-application submission)

Please state what materials (including type. celour and name) are to be used externally (f applicable):

JSEte Meeting with planning and highways
o - - - ™
6. Pedestrian and Vehicle Access, Roads and Rights of Way
' Is a new or altered vehicle access proposed to or from the pubfic highway? & Yes (C No
Is a new cr altered pedestrian access proposed ta or from the public highway? (& Yes (T No
Are there any new public roads to be provided within the site? (C Yes (& No
Are there any new pubilic rights of way to be provided within or adjacent to the site? { Yes (& No
Do the preposals require any diversions/extinguishments and/or creation of rights of way? ' Yes G No
If you answered Yes to any of the above questions, please show detalls on your plans/drawings and state the reference of the plan(s)/drawings{s)
JDrawmg 418606 3§
N Y
(7. Waste Storage and Collection
Do the plans incorporate areas to stere and aid the collection of waste? C Yes (: No
Have arrangements been made for the separate storage and collection of recyclable waste? { Yes {? No
. v,
. ™
(8, Authority Employee/Member
With respect to the Authority, [ am:
{a) a member of staff
{b) an elected member
- {c) related to a member of staff
{d) related to an elected member
Do any of these statements apply to you? . Yes (& MNo
\. S
. ™
(0. Materials

Ref: 05. 2308 Plznning Portal Reference:



aterials continued)
Walls- description: J 1 p
Description of existing materials and finishes; .
. [Brick (53), Render (51) l
Description of proposed materials and finishes:
JNot yet know - outline application . s . |
Are you supplying additional information on submitied plan(s)/drawing{s)/design and access statement? (" Yes {» No J
A - ™
(10. Vehicle Parking
Please provide information on the existing and proposed number of on-site parking spaces:
Type of vehicle Existing number Total proposed (mciudlng spaces Difference in
of spaces retained) spaces
Cars 6 31 . 25
Light goods vehicles/public carrier vehicles 0 0 0
Motorcycles a 0 0
Disability spaces 0 2 2
Cycle spaces 0 0 0
Other (e.g. Bus) 0 0 ¢
Short descriptien of Other
\. A
{. Yy
11. Foul Sewage
Please state how foul sewage is to be disposed of:
Mains sewer <] Package treatment plant [] . Unknown M
Septic tank ] Cess pit ]
~ Other
Are you proposing to connect to the existing drainage system? ¢ Yes (" No " Unknown
If Yes, please include the details of the existing systern on the application drawings and state references for the plan{s)/drawing(s):
¢ )
r . ™
12. Assessment of Flood Risk
Is the site within an area at risk of flooding? {Refer to the Envircnment Agency's Flood Map showing
flocd zones 2 and 3 and consult Environment Agency standing advice and your locat planning authority
requirernents for information as necessary) " Yes (F No
i Yes. you will need to submit an appropriate flood risk assessment te consider the risk to the proposed site.
Is your proposal withir 20 metres of a watercourse {e.g. river. stream or beck)?  Yes (¢ No
Wiil the proposal Increase the flood risk elsewhere? { Yes (& No
How wiil surface water be disposed of?
F Sustainable drainage system R Main sewer [_ Pond/lake
[ Soakaway [ Existing watercourse
. — v
[ . e . . . ™
13, Biodiversity and Geological Conservation
To assist In answering the following questions refer to the guidance notes for further information on when there is a reasonable likelihood that any important biodiversity
or geological conservation features may be present or nearby and whether they are likely to be affected by your proposals
Having referred to the guidance notes, is there a reasonable likelihood of the fellowing being affected adversely or conserved and enhanced within the application site, OR
on land adjacent to or near the application site:
a) Protected and priority species
{8 Yes onthe development site r Yes, on fand adjacent to or near the proposed development " No
b) Designated sites, important habitats or other biodiversity features
(" Yes,onthe development site (" Yes.onland adjacent to or near the proposed development {s No
¢) Features of geological conservation importance
(. Yes onthe development site (", Yes.on land adjacent to or near the proposed development (s No )

Raf 05: 2300 Flanning Porta! Refarence:



isting Use 320128[“]1
lease describe the current use of the site: ) P
@s]dential ' J
Is the site currently vacant? (* Yes { MNo
If Yes, please describe the last use of the site:
153 Is vacant -residential ) o |
When did this use end {if known) (DD/MM/YYYY)? !01/‘!2/201 1] I
Does the proposal invelve any of the following?
If yes. you will need to submit an appropriate contamination assessment with your application
l.and which is known to be contaminated? {" Yes (& No
Land where contamination is suspected for all or part of the site?  Yes (s HNo
A proposed use that would be particularly vulnerable to the presence of contamination?  Yes (& No J
(15. Trees and Hedges )
Are there trees or hedges on the proposed development site? (o" Yes { No
And/or: Are there trees or hedges on land adjacent to the proposed development site that could influence the
development or might be important as part of the local landscape character? (" Yes (& No
If Yes to either or both of the above you may need to provide a full Tree Survey, at the discretion of your local planning authority. If a Tree Survey is required. this and the
accompanying plan should be submitted alongside your application. Your local planning authority should make clear on its website what the survey should contain, in
accordance with the current 'BS5837: Trees in relation te construction - Recommendations'.
. S
f. N
16. Trade Effiluent
Does the proposal invalve the need to dispose of trade effluents or waste? { Yes (& No
. S
g . . . ™
17. Rasidential Units
Does your proposal indude the gain or loss of residential units? (¢ Yes { HNo
Market Housing - Proposed Market Housing - Existing
Number of bedrooms Number of bedrooms
1 2 3 4+ Unknown 1 2 3 4+ Uninown
Houses 8 1 Houses 2
Flats/Maisonettes 12 ’ Flats/Maisonettes
Live-Work units Live-Work units
Cluster flats Cluster flats
Sheltered housing Sheltered housing
Bedsit/Studios Bedsit/Studios
Unknown Unknown
Proposed Market Housing Total Existing Market Housing Total
Overall Residential Unit Totals
Total proposed residential units 21
Total existing residential units 2
\. J
(18. All Types of Development: Non-residential Floorspace h
Does your proposal involve the loss, gain or change of use of non-residential floorspace? " Yes (e No " Unknown
. _ v,
" Y
19. Employment
If known, please complete the following information regarding employees:
Fuli<time Part-time Equivalent humber of full-time
Existing employees 0 0
Propesed employees o 0
L : )
. N
’(20.‘ Hours of Opening
If known, please state the hours of opening for each non-residential use proposed:
Use Menday to Friday Saturday Sunday and Bank Holidays Not
Start Time End Time Start Time End Time Start Time End Time Known
"L

Ref:05:2309 Flanning Portal Reference:




ours of Opening (continued)

| T ] ] N N x|

(21. Site Area : 320 120471 .

What is the site area? |00_35 EJhedares i o
\. — z : J
( . . . ™
22. 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, ventifation or air conditioning. Please include the
type of machinery which may be installed on site:
nfa f
Is the proposal for a waste management development?  Yes {& No
. _ _ /
- ™
23, Hazardous Substances
s any hazardous waste involved in the proposal? (. Yes (& MNo )
\

(24, Site Visit

Can the site be seen from a public read, public footpath, bridleway or other public land? (. Yes (& No

If the planning authority needs to make an appointment to carry out a site visit whomn should they contact? (Please sefect only one)

(s Theagent {C The applicant (" Other person
\ J
- e ™
25, Certificates (Certificate B)
Certificate of Ownership - Certificate B
Town and Country Planning (Development Management Procedure) (England} Order 2010 Certificate under Article 12
I certify/The applicant certifies that | have/the applicant has given the requisite notice to everyone else (as listed below) who, on the day 21 days before the date of this
applicaticn, was the owner (owner [s a person with a freehold interest or leasehold interest with at least 7 years left to run) of any part of the land or building to which this
application relates.
otice recipient Date notice served
Narne Mr tchn Stone l
Number; [51 Suffix:
Street: Knowsley Road ’ '
- K 20/04/2012
Locality:  |Wilpshire ]
Town: ICIitheme [
Postcode: IBBT 9PN |
Title: First name: ’Paul ’ Surname: !Tunsta[l ’
Person role: iAgent l Declaration date: ‘EO/MQO] 2 I Declaration made )
(- s e . . N
25, Certificates (Agricultural Land Declaration)
Agricultural Land Declaration
Town and Country Planning (Development Management Procedure) {(England) Order 2610 Certificate under Article 12
Agricultural Land Declaration - You Must Complete Either Aor 8
(A} None of the land to which the application relates is, oris part of an agricultural holding Q
(B} | have/The applicant has given the requisite notice to every person other than myself/the applicant who, on the day 21 days before the date of this application, C
was a tenant of an agricuttural holding on all or part of the land to which this application relates, as listed below:
If any part of the land is an agricultural holding, of which the applicant is the sole tenant, the applicant shoutd complete part (B) of the form by writing 'sofe tenant -
not applicable in the first column of the table balow
Title: First Name: 'Pau! i Sumarne:  [Tunstall
 Person role: - !Agent 1 Dedlaration date;  {20/04/2012 { Declaration Madz y
. Y
(26. Deciaration
I/we hereby apply for planining permission/consent as described in this form and the >
accompanying plans/drawings and additicnal information. X
Date [20/04/2012
\ S

Ref: 85: 2309 Planning Porial Reference:
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1.1

1.2

1.3
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Introduction

This Statement is prepared to compliment the submission of an Qutline Planning Application
to Ribble Valley Borough Council for the redevelopment of two residential properties known
as 51 and 53 Knowsley Road, for residential purposes. The application proposes the
demolition of these two large dwellings and the erection of 21 dwellings. These will take the
form of one detached dwelling, 8 terraced houses and two three-storey units providing a

total of 12 apartments.

This Statement will assess the prevailing Local Plan Policies that establish the settlement
strategy in the Borough as well as those that seek to control development within Wilpshire.
It also considers specific housing policies which manage the release of housing land within
the Borough. The Statement will also describe the proposal and consider other material
planning considerations that would, together with Policy, dictate how a planning application

would be determined,

The application has been prepared following the engagement of the local planning authority
through the pre-application meeting process. This has provided sufficient confidence to the
applicant to progress to this planning application and has helped inform the final design and

layout (including access arrangements).

This application is submitted in accordance with the Town and Country Planning
(Development Management Procedure) Order requirements and is supported by the

following documents:

* Planning Support Statement (JWPC Ltd);
* Design and Access Statement (Sunderland Peacock and Assoc);
» Bat Survey of 51 and 53 Knowsley Road (Lynne Rushworth)

= Arboricultural Survey (Iain Tavendale)
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Site & Surroundings

The application site consists of two large detached dwellings located immediately to the
west of Knowsley Road, Wilpshire. The site extends to approximately 0.35 hectares. It is
largely rectangular in shape although a triangular proportion does extend further to the
South, up to the Boundary with No. 45 Knowsley Road. This height slopes down from north

to south at a gentle gradient with the fall from the northern boundary to the southern-most

part of the site being 3.7m.

51 Knowsley Road can be described as an extremely large dormer bungalow with a two
storey gabled feature on the front and rear elevations. It appears to have been built some
time in the 1960s or 1970s, probably as a backland development within the original garden
of No. 53 Knowsley Road. It has a detached double garage close the southern boundary
and the drive which skirts around the southern and Western boundary of No. 53 as it has

heen retained.

No. 53 is a relatively attractive brick built villa which is largely square in plan form and has a
hipped roof with a small two storey rear extension protruding to the north. The building is
not listed, nor within a conservation area. This house is unusual in a sense that its front
elevation faces south rather than addresses Knowsley Road itself. As a result it has little in
the way of private amenity space and the majority of the garden lies to the front (south) of

the house, parallel with Knowsley Road.

The Knowsley Road elevation (east) is rather featureless with a single window at ground and
first floor at the centre of the otherwise brick elevation. Moreover it is set away from the
road and is partly obscured by a detached outbuilding located to its north east which abuts
the north and east boundaries of the site at the back of the footpath of Knowsley Road.

Access to No. 51 Knowsley Road is via an unadopted Road located between Nos. 45 and 53
Knowsley Road and which also serves Nos. 47 and 49. No. 53 has a separate access directly

off Knowsley Road via a pair of timber gates into a small, hardstanding area.
The applicant of the proposed Outline application inherited No. 53 Knowsley Road some

time ago following a death of a family member, His assessment, having taken advice of

local property consultants, was that the house has a number of intrinsic features and

Planning Declon and Acosss Shaternent
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problems which make it unattractive as a modern family dwelling. Without substantial
investment which would be difficult to recover, it is-unlikely to be an attractive purchase or
rental propositio.n in the current marketplace. The room éizes and proportions make it
difficult to effectively heat the property which is also experiencing considerable levels of
water ingress and damp. Unfortunately, it has not been modernised for many years,
Another factor which counts against the attractiveness of No. 53 is that it occupies a rather
constrained site with no rear garden; a long narrow side garden and a formal front garden
which is terraced as it drops down the slope of Knowsley Road. Private amenity space is

therefore very limited and far beneath modern expectations for a large family dwelling such

as this.

Initial assessment of this site revealed that the property is not protected and not worthy of
protection in the view of JWPC and others and that the redevelopment of the plot for
residential purposes is entirely consistent with local plan policies. During the initial

assessment it became clear that No. 51 was available for purchase and together they

‘represent a substantial plot entirely within the settlement boundary of Wilpshire which can

make an important contribution to housing needs in the area.
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Proposal

1t is proposed that an Outline Planning Application be made to Ribble Valley Borough Council
for the redevelopment of plots 51 & 53 Knowsley Road for the erection of 21 dwellings.
Matters of ‘access’, ‘layout’ and ‘scale” are submitted for consideration at this stage. Should
this outline consent be granted then Reserved Matters applications will then be made for the

matters of “appearance’ (including fuli elevation details such as window positions and also

materials) and ‘landscaping’.

The development will take the form of one detached four bedroom; 4 no. three bedroom
dwellings in a short terrace; 2 no. pairs of three bedroom semi-detached dwellings; and 12

two bedroom apartments in the form of two three storey blocks linked together.

These can be described as followed:

Unit_1: Four bedroom detached house with a total of 93m? footprint located close to the
position of existing No. 53 Knowsley Road but closer to the existing building line defined by
those properties to the north. It will be 5.8m height to eaves level and 8.8m to ridge which

is lower than the existing ridge height of No. 53.

Units 2-5: These three bedroom townhouses will take the form of a short terrace of four,
with Unit 2 being set back slightly further back from the main front elevation. They will be
of a two storey scale of 5.3m to eaves and 9m to ridge and will step down the east to west

slope to the rear of the site. Some living accommaodation will be provided in the roofspaces,

Units 6-9: These are proposed as two and a half storey three bedroom semi-detached
houses with each pair characterised by a central projecting gable feature. Their scale and
form will engender a strong sense of enclosure when they are viewed from the internal
access road within the site. They will have an eaves height of 6.1m and a ridge height of
9.6m. The separation distance to the blank gable of unit 5 is considered acceptable, whilst

the properties benefit from and open aspect to the west.

Units 10-21: Within the south-east comer of the application site (which sits at a lower leveal)
it is proposed to erect two blocks containing a total of 12 two bedroom apartments over
three floors. These two blocks will have an eaves height of 7.1m and a ridge of 10.1m.
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Vehicular and pedesirian access to the site will be achieved through the creation of one
access road located slightly further to the south of Knowsley Road and the existing drive
which serves No, 53, This will ensure adequate visibility and that there is no conflict with
the junction opposite which serves Woodcrest. It will also mean that residents of those
dwellings at 45,47 and 49 Knowsley Road will benefit from one less dwelling being served

from the private access road.

The total number of car parking spaces within the site is 33 (including the garage for Unit
1), This is considered an appropriate level of parking provision for what is a larger
settlement within the Ribble Valley with good access to local bus services and the railway

station at Wilpshire.
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Planning Policy

Since this proposal was initially considered and pre-application discussions with officers of
Ribble Valley Borough Council took place, the landscape of national planning policy has
changed markedly. The National Planning Policy Framework (NPPF) was published on 27
March 2012 and immediately resulted in the revocation of all National Planning Policy
Guidance Notes (PPGs) and Statement (PPSs). It also provided instruction on how to
consider existing Development Plans as part of the ‘Implementation’ of the National Policy
Framework. This is a significant material planning consideration in the determination of all
planning applications. The ‘Development Plan’ for the area remains the Regional Spatial
Strategy for the North-West (which is also due to be revoked imminently) and the ‘saved’
policies of the Ribble Valley District-Wide Local Plan. Some weight must also be afforded to
the emerging Ribble Valley Core Strategy. Whilst a Regulation 25 consultation was carried
out in late 2011, final options have yet to be refined and consulted on. Whilst only very
limited weight can be attached to the document at this stage, its ‘direction of travel’ is of
some material importance. A Core Strategy ‘Topic Paper’ was produced and approved by

Members in December 2011 and carries some weight.

National Planning Policy Framework

The implementation of the NPPF requires decision makers to give weight to policies within
existing Local Plans (adopted since 2004) for a period of 12 months and for older plans: ‘due
weight should be given to relevant policies in existing plans according fo their degree of
consistency with this framework’ Given that the Ribble Valley Districtwide Local Plan was

adopted in 1998, this latter part of the sentence is relevant.

The ‘Golden Thread’ of the document is the presumption in favour of sustainable
development which should be adopted in the plan-making and decision-taking processes.

For ‘decision-taking’ this means the following:

e Approving developments that accord with the development plan
* Where the development plan is absent, sllent or relevant policies are out of

date, grant permission unless:
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4.4

4.5

4.6

1. Any adverse impacts of doing so would significantly and demonstrably
outweigh the benefits, when assessed against the policies in the

Framework;

2. Specific policies in the Framework indicate development should be
restricted, This may include sites designed as SSSIs or Green Belt for

example, where there is specific guidance in theé Framework.

It is also clear that decisions should be made ‘without delay’. The document acknowledges

that neighbourhood planning will play a critical role in planning process.

The NPPF includes a list of 12 core land-use planning principles that will underpin plan-

making and decision-taking. Amongst others it includes the following:

* Planning should not simply be about scrutiny but Ynstead be a creative
exercise in finding ways fo enhance and improve places’

» Proactively drive and support sustainable economic development to deliver
homes etc. Plans should take account of market signals and take account of
the needs of the residential and business communities;

* Seek high quality design;

» Consider the different roles and characters of areas, including Green Belt and
supporting thriving rural communities;

+ Contribute towards conserving and enhancing the natural environment.
Allocating land for development that is of less environmental value etc.

¢ (Conserve heritage assets; and '

* Manage growth to make the best us of public transport and other non-car

modes;

Paragraph 28 requires (amongst other things) policies to promote the retention and

development of local services and community facilities in villages?:

Local authorities are required to *boost significantly’ the supply of housing, This confirms the
requirement for Council’s to identify five years worth .of housing against their housing
requirement targets. This will r'equir'é a ‘buffer’ of 5% or 20% if there is a record of

persistent under delivery of housing, in the case of the latter. Coundl’s should also set out
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their own housing density policy to reflect local circumstances. Housing applications should
be considered in the context of the presumption i favour of sustainable development
(Paragraph 49) and policies relating to housing land supply should not be considered up-to-
date if the local planning authority cannot demonstrate a five-year supply of deliverable

housing sites.

4,7  Paragraph 51 states that local planning authorities should identify and bring back into

residential use empty houses and buildings in line with local strategies.
4.8  Paragraphs 56 to 68 promote good design. It is considered indivisible from good planning.

Regicnal Spatial Strategy for the North West

49  Until the affects of the Localism Act come fully into force the ‘Development Plan’ for this
application site continues to include the Regional Strategy for the North West. However, it
will very shortly be revoked through powers set down in the Localism Act (Section 109).
RSSs remain in place until the Secretary of State makes an order to revoke them and this
will follow once the Environmental Assessments have been completed. This is understood to
be imminent. Given this inevitable revocation and the fact that this application presents no

strategic planning issues, it is considered unnecessary to recite policies of the RSS here.

Ribble Valley District Wide Local Plan

4,10 The Development Plan is the Ribble Valley Local Plan. The following policies have been

‘saved’ by Direction of the Secretary of State.

4.11 Policy G1 states that all development proposals will be expected to provide a high standard
of building design and landscape quality. Development which does so will be permitied,

unless it adversely affects the amenities of the surrounding area. In determining planning

applications the following criteria will be applied:

» Development should be sympathetic to existing and proposed land uses in terms

of its size, intensity and nature.
» The likely scale and type of traffic generation will be assessed in relationship to

the highway infrastructure and the proposed and existing public transport
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network. This will include safety, operational efficiency, amenity ahd
environmental considerations. )

Developments should make adequate arrangements for car parking (see Policy
T7).

A safe access should be provided which is suitable to accommodate the scale and
type of traffic likely to be generated.

The density, layout and relationship between buildings are of major importance.
Particular emphasis will be placed on visual appearance and the relationship to
surroundings as well as the effects of development on existing amenities.
Developments should provide adequate arrangements for servicing and public
utilities.

Developments should provide adequate daylighting and privacy.

Materials used should be sympathetic to the character of the area.

4,12 Policy G2 directs developments towards land within the main settlement boundaries as
defined on the proposals map. It states that in Wilpshire, ‘development of sites within the
seftlement boundary and outside the green belt’ will be approved. The application site is
defined as being wholly within the settlement boundaries shown on the Proposals Map and

s

as such would be in conformity with Policy G2.
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Flg 1: Extract from RVDLP Froposals Map stiowing application site

4,13 Whilst there is no specific housing policy for windfall housing within the Local Plan, such
proposals are assessed oh a case-by-case basis. Given the age of the Local Plan and the fact

Bhanning, Decon




that almost all housing allocations have been completed, there is a compelling need to
identify windfall housing sites to meet the RSS annual housing land provision figure of 200

dwellings per year. However, the following must be considered alongside this.

4.14 A recent report to the Council’s Planning and Development Committee confirms the current
5 year housing land supply figure, as set against the ‘target’ of 161 dwellings per year,
which originated in RSS. This concludes that current supply ‘eguates to 3.3 yrs supply at 5
year adjusted rate at 01.10.117 Notwithstanding recent approvals and allowed appeals it is
understood that this shortfall remains, In fight of this, Paragraphs 47 and 48 of the NPPF are
relevant. It is clear that windfall housing sites continue to have a crucial role to play in the
local authority’s aim of achieving a five-year housing land provision position. Indeed, given
the failure to deliver this in the past, the target should be (as required by Paragraph 47)
120% of the annual requirement. In other words, there is an in principle, policy imperative

to release more sites for housing now to address need.

4.15 Given the impending revocation of RSS, the Council has commissioned its own *HEaDROOM
Report’ which assesses likely future housing requirements for Ribble Valley, taking into
account various factors such as population projections, economic growth maodelling, past

trends and other demographic information stich as migration, commuting trends and fertility

rates,

4,16 That document concluded that following the testing of various scenarios, Ribble Valley
Borough should plan for between 180-220 dwellings per annum between 2008 and 2028.
The local planning authority approved a figure of 200 dwellings per annum in February
2012, This exceeds the current figure which the Council is working to. From this, it can be

assumed that future housing and development policies will continue to provide for additional
housing land in sustainable locations, particularly within the larger settlements including
(litheroe, Longridge and Wilpshire. Moreover, in lieu of any adopted Core Strategy or Site
Allocations DPD, windfall housing proposals are required to come forward to meet provision

targets. This proposal wilt make an important contribution to this objective.

4,17 In the recent appeal decision for land at Henthorn Road, Clitheroe
(APP/T2350/A/11/2161186) the Inspector concluded that this figure of 200 dpa should
supersede the RSS figure of 161 dpa now. At Paragraph 20 of that Decision he stated: '

g
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Taking all of the above matters into account I consider that the appropriate housing

requirement figure to be used in determining this appeal should be not fess than 200

dwellings per annum.

Ribble Valley Core Strateqy

The Regulation 25 consuliation of the Core Strategy (including the proposed revisions)
provided a total of 8 options for an overall development strategy to determine the location

of housing, employment and other uses in the Borough. This was refined by the Council to a

preferred option in the Regulation 27 consultation version (April 2012), It sets out for the
first time, the Council’s Preferred Option for Strategic Development in Paragraph 4.2:

'The majority of new housing development will be concentrated within an identified
strategic site located to the south of Clitheroe towards the A59 and the main trban
areas of the borough. Strategic employment opportunities will be promoted through
the development of the Barrow Enterprise Site as a main location for employment,

and the Salmesbury Enterprise Zone,

In general, the scale of planned housing growth will be managed to reflect existing
population size, the availability of, or the opportunity to provide facilities to serve the
development and the extent to which development can be accommodated within the
local area. Specific allocations will be made through the preparation of a separate

allocations DPD.

Development that has recognised regeneration benefits, is for identified local heeds
or satisfies neighbourbood planning legisiation, will be considered in all the boroughs

settlements, including small-scale development in the smaller settlements that are
appropriate for consofidation and expansion or rounding-off of the built up area.

Through this strategy, development opportunities will be created for social and

economic well-being and development for future generations.’

4.19 Of the 4000 houses required over the period 2008 — 2028, 2880 will be directed to the
existing settlements of Clitheroe (inciuding Standen Estate site), Longridge and Whalley. The

remaining 1120 will be spread across other settlements.

£ JWPC L 2013
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Planning Considerations

This submission follows pre-application discussions with officers of Ribble Valley Borough
Council and has been revised to reflect their advice and comments. This Statement will
demonstrate how the proposal is compliant with the policies of the Development Plan and
the recently published National Planning Policy Framework. It will also identify other material

planning considerations in favour of the proposal.

NPPF and PPS1 and PPS3 before it, emphasises the need to consider development proposals
in light of their location and in particular in housing proposals, the ability of future residents
to access non-car modes of transport, employment opportunities, shopping and leisure uses
and other community facilities. The level of housing should be proportionate to how well a
site relates to these factors. Moreover, the emphasis remains on the redevelopment' of

existing land and buildings before ‘greenfield’ land is used for housing or other development

purposes.

These long established principles underpin the ‘saved’ policies within the Ribble Valley
Districtwide Local Plan, Policy G2 requires most new development within the Borough to be
directed to land within the settlement boundaries of the main towns. These are Clitheroe,
Wilpshire and Billington, Longridge and Whalley. As the application site falls wholly within
the settlement boundary of Wilpshire, the principle of the proposal is entirely compliant with
Policy G2. Moreovaer, it relates (at least in part) to the redevelopment of existing buildings -
one of which is an old, dilapidated property no longer occupied and the other, whiist being
in good condition, does not necessarily make the best use of the site, The overall density of
the application site is 6 dwellings per hectare. Whilst the previous indicative minimum
housing density figure of 30 dwelling per hectare is no ionger ‘live’ policy in NPPF, the
existing houses clearly do not make effective and efficient use of land within the settlement.

The settlement of Wilpshire Is unusual in that it falls within the Ribble Valley but relates
(physically and socially) more towards Blackburn. Indeed, it effectively adjoins the area of
Ramsgreave (Ribble Valley) and Brownhill (Blackburn MBC). Indeed, Wilpshire and
Ramsgreave railway station falls just within the administrative boundary of Blackburn.
However, it falls within easy walking distance of the application site. Whilst Knowsley Road
" does accommodate limited bus services, there are a good number of bus stops and services

on Ribchester Road and Whalley Road providing frequent services to Clitheroe, Blackburn
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5.5

5.6

57
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and beyond. Wilpshire itself benefits from some employment and community facilities
including Churches; as well as ‘convenience’ facilities but its lack of education provision
resuits in a mid-ranking sustainability score within the Council’s 2008 Settlement Hierarchy
document (Tablel). Nonetheless, it did achieve the highest score in terms of accessibility
and to a large degree this offsets the shortage of facilities within the settlement itself. In
short, the village is able to accommodate additional housing, providing the level is

proportionate to its scale and function.

It is the applicants’ view that the development of this site for 21 dwellings (a net gain of 19
units) is appropriate and proportionate to Wilpshire. Given that it is surrounding by Green
Belt fand, only very limited potential exists for sites such as this to come forward for
development, Rather than the site providing two extremely large dwellings, the proposal
offers a mix of 3 bedroom houses (one 4-bedroom), and smaller 2 bedroom apartments.
Following advice from commercial agents, the applicants have devised the scheme which
seeks to appeal to the strong family market in the area but also to those such as first time
buyers, perhaps leaving their family home and wishing to stay within their community.
There is also a continuing demand for smaller properties from occupants of large dwellings
who wish to downsize, often as they reach retirement ége.. The proposed mix of units on

site, reflects these local housing needs.

Glven that the proposal involves a net gain of 19 dwellings, it is appropriate to provide a
level of affordable housing within the scheme (or by way of a commuted sum if there are
alternative proposals nearby that would benefit). The Council's Add're_ssing Housing Need
document requires 30% of all houses on site to be affordable. This can be as low as 20% if
a higher figure would render the proposal unviable, Whilst the details of affordable provision
on site have yet to be finalised, it is clear that the proposal could make a significant
contribution to meeting affordable housing neads in Wilpshire. This in itself is an important
material planning consideration in favour of the application. Such a requirement will be

secured through a Section 106 Agreement,

Whilst the application has been submitted in outline form, indicative details have been
submitted with the application to show how it would appear from Knowsley Road itself, Unit
1 seeks to replicate to some degree the scale and position of the existing No 53, whilst the
apartment building, at the lower part of the site, also reflects the scale and mass of other

houses along the street.




58  The applicants are acutely aware of the impact of any proposal upon neighbouring residents
and have undertaken some pre-application consultation. The impact upon the residential
amenity of neighbouring houses has been carefully considered in the submission and hence
matters of layout and scale are submitted for consideration at this stage. Care has been
taken to ensure that there will remain a reasonable distance to 45 Knowsley Road which has
a blank gable wall to the north. There will be a distance of 15-16 to the southern elevation
of the apartments building, ensuring compliance with the Council’s rule of thumb derived

from its House Extensions SPG. There is also a private road between the two buildings.

5.9  Similarly, number 55 Knowsley Road has a gable wall with no habitable room windows and
given the proposed layout of Unit 1, no residential amenity will be harmed. The apartment
building would be at least 25m from 54 Knowsley Road which is sat at an oblique angle. No
harm by way of overlooking, overshadowing or over-bearingness would occur in this

instance.

5,10 The proposed new access into the site has been agreed with Lancashire County Council
highways department. The existing stone wall will be reduced in height to 800mm fo provide
adequate visibility and the internal road will be designed to adoptable standards. This offers
a planning gain, insofar as it would reduce the amount of traffic using the existing private
road that currently serves 45-51 {odd) Knowsley Road. This has substandard visibility and
fewer traffic movements will aid highway safety. Car parking will be provided at a rate of
157% which is complaint with LCC advice derived from the Partial Review of the North West

RSS.
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6.1

6.2

6.3

6.4

Summary and Conclusions

This application has been carefully conceived to meet the housing needs of the area,
reflecting advice from local residential agents. It follows pre-application discussions with
officers of the Council and dearly sits within both new and existing National and Local

Planning policy.

The proposal site lies entirely within the settlement of Wilpshire, close to amenities, local
public transport infrastructure and other services and would make the best use of an
underused site. No 53 in particular, is in a poor state of repair and is impractical for modern
family living. In this context, the proposal is compliant with housing and development

policies within NPPF, as well as the existing Local Plan policies G1 and G2,

The proposal for 21 units better reflects the need for housing within the Ribble Valley
(particularly given the strategic issue of a shortfali of housing across the Borough) and in
Wilpshiré in particular. It will also provide an amount of affordable housing (up to 30%). In
addition it will offer a new, better positioned vehicular access which will be provided further
away from the junction with Woodcrest and reduce the use of a substandard access road to

the south of the site.

There are no other planning reasons why this outline application should not succeed. No
residential amenity would be harmed whilst protected species such as bats have not been
found on site. Given that the proposal is in accord with the Development Plan it should be
approved in accord with Section 38(6) of the 2004. Moreover, it is highly relevant that there
remains a shortage of housing provision in Ribble Valley — recent appeal decisions underpin
the approach that additional housing permissions must be granted (if all other matters are in
accord with policy), until such a time that future allocations are provided in an adopted
form. Until this time windfall sites like this will continue to make a vital contribution to

housing needs in the Borough.
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DATED . 2012

320120401P

RIBBLE VALLEY BOROUGH COUNCIL

—and -

PHILLIPS PROPERTY LIMITED

AGREEMENT

Under Section 106 Town and Country Pianning Act 1990
refating to land at 51 and 53 Knowsiey Road, Wilpshire, Lancashire

BB1 9PN

Legal Services Manager
Ribble Valley Borough Council

Clitheroe




THIS AGBREEMENT is made the - - - dayoi Two
Thousand and Twelve BETW EEN RIBBLE VALLEY BOROUGH COUNCIL of Council

Offices Church Walk Clitheroe Lancashire BB7 2RA (hereinafter called “"the Council”) of the

first part and PHILLIPS PROPERTY LTD {Company No: 07839624) of Brownhills Surgery,

790 Whalley New Road, Blackburn, Lancashire, BB1 9BA (hereinafter called “the Owner”) of

the other part

1. WHEREAS:

(1.1} The Council is the Local Planning Authority for the purposes of the Town and
Country Planning Act 1990 as amended (“the Act”) for the Property shown edged red
on the plan (“the Plan®) annexed to this Agreement__

(1.2} The Owner is the registered Owner of the Freehold Estate of the Property known as
51 and 53 Knowsley Road, Wilpshire, Lancashire, BB1 9PN (“the Property”) which is
registered with Absolute Title at HM Land Registry under Title Number LAN*"™**

(1.3) The Owner on the **** day of ***** Two Thousand and Twelve applied to the Council
for planning permission for the erection of 21 new build units (“the Proposed
Development”) more fully shown in the planning applicatioh allocated the Coungcils
Planning Application Reference Number [3/2012/****/P] (“the Application”)

(1.4) The Council is satisfied that the development is such as may be approved by it under
the Act but subject to the Association entering into an agreement with the Council
under the provisions of Section 106 of the Act of 1990 and Section 33 of the Local
Government (Miscellaneous Provisions) Act 1982 to which this agreement is made
subject.

NOW THISDEED WITNESSETH asfoliows:

2. DEFINITIONS

21 In this Agreement the following words and expressions snall, unless the context
otherwise requires have the meanings set opposite them:

(2.2) “the Act” means the Town and Country Planning Act 1990 (as

amended)
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(2.3) "Affordable Housing Provider” an organisation approved by the Housing Corporation
pursuant to section 24a Housing Act 2004 and whose
object is or contains the provision and/or operation of
affordable housing and ‘AHP’ shall be constructed
accordingly

(2.4) “Affordable Units” means the Units to be erection on the Property the

tenure and mix of which shall be as permitted in

accordance with clause 3 of the First Schedu_!e of this

Agreement and ‘Affordable Unit' shall be construed

accordingly.
{2.5) “The Application “ means the application for Planning Permission for the
erection on the Property of | ] made to the Council

on[ ]Jandnumbered[ ]

(2.6) "Commence” means the carrying out of a material operation as
defined by section 56(4) of the Act (excluding
demclition, remediation, site clearance, archaeology
investigations, investigations for the purpose of
assessing ground conditions, diversion and laying of
services, erection of any temporary means of
enclosure, the temporary display of site notices or
advertisements) in accordance with the Planning
Permission and the expression “Commencement” shall

have a corresponding meaning.

(2.7) “the Development” means the residential and ancillary development of the
property in accordance with the Planning Permission.
{2.8) “Disposal” means each and every means by which the right of

occupation of an Affordable Unit is given or transferred



(2.9) "Market Rent”

(2.10) "Open Market Value®

{(2.11) “Open Market Units”

(2.12) “Plan”

(2.13) “Planning Permission”

(2.14) “Rental Affordable Units”

{2.15) “Property”

(2.16) “Unit"

3. INTERPRETATION

In this Agreement

to another person, body or company and “Dispose” and
“Disposed” shali be construed accordingly

the rent set by an independent valuer appointed by the
Association to establish a market rent for a unit on the
Development.

means the market value of the relevant Affordable Unit
assessed in accordance with the Appraisal and
Valuation Manual of the Royal Institute of Chartered
Surveyors (the Red Book) current for the time being
means the Units to be erected on the Properiy
(excluding the Affordable Units) which shall be
available for sale on the open market

means the plan annexed hereto

means the planning permission {o be granted pursuant
to the Application substantially in the form attached
hereto.

means the Affordable Units to be rented by an AHP in
accordance with paragraph 5.2 of the First Schedule
means land at 51 and 53 Knowsley Road, Wilpshire,
Lancashire, BB1 9PN for the purpose of identification
only shown edged red on the attached plan.

means a dwelling (including a house, flat or
maisonette) to be constructed pursuant to the Planning

Permission
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3.1 words imporling one gender shall be construed as importing the plural and vice

versa

33 words importing persons shall be construed as importing a corporate body and/or a

~ partnership and vice versa

3.4 where any party comprises more than one person the obligations and liabilities of
that party under this Agreement shall be joint and several obligations and liabilities of

those persons

3.5 the clause headings do not form part of this Agreement and shall not be taken into

account in its construction or interpretation

36 any reference to a clause or a paragraph or a schedule is to one in this Agreement

s0 numbered
37 any reference to colour or letter is to one on the Plan

38 in the absence of any contrary provision any reference to a statute inciudes any
statutory modification or re-enactment of it and any and every order instrument

regulation direction or plan made or issued under the statute or deriving validity from

it

3.9 references to any party to this Agreement shall include the successors in title to that
party and to any deriving title through or under that party and in the case of the
Council the successors to its functions as local planning authority and local housing

authority as appropriate
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42

43

4.4

5.1

52

5.3

RECITALS - .

The Council is the Local Planning Autherity for the purposes of the Act for the area

within which the Property is situated

The Owner is seized of the fee simple in possession of the Property free from
encumbrances and the Owner's title to the Property is registered at HM Land

Registry under title number [ ]

The Owner on the 2012 made the Application to the

Council

The Council is satisfied that the Development is such as may be approved by it
under the Act but subject to the Owner entering into this Agreement with the Council

under the provisions of Section 106 of the Act

OPERATIVE PROVISIONS

This Agreement is made under the provisions of Section 106 of the Act with the
infention that the obligations contained herein are pianning obligations for the
purposes of that section in respect of the Property which may be enforced by the

Council against the Qwner or any person deriving title under it

This Agreement is conditional upon the grant of the Planning Permission and the

implementation of the same in whole or in part

No person shall be liable for any breach of the covenants conditions or restrictions
contained in this Agreement after he shall have paried with his interast in the
Property or the relevant part of the Property in respect of which such breach occurs
{(but without prejudice to liability for any subsisting breach of covenant prior to pariing

with such interest)
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55

56

57

5.8

59

510

512

This Agreement shall cease 1o have sifect Ef:-B__ 2 O ‘ 2 O 4 0 1 P a
5.4.1 the Planning Permission shall be quashed revoked or otherwise withdrawn

542 the Planning Permission shall expire prior to the Commencement of the

Development
543 the Council or any other competent authority shall at any time after the date
hereof grant a new planning permission under which development of the

Property is initiated for the purposes of section 56 of the Act
This Agreement is a local land charge and shall be registered as such

It is not intended that any person(s) who (but for the provisions of the Contract
{Rights of Third Parties) Act 1999) would not acquire any interest hereunder should

do s0 by virtue of such Act

The Owner hereby covenants with the Council to perform the obligations specified in

the First Schedule of this Agreement

The Council hereby covenants with the Owner to perform the obligations specified in

the Second Scheduie of this Agreement

The Council will within fourteen days of this Agreement grant the Planning

Permission for the Development reierred to in the form annexed hereto

Wherever in this Agreement there is reference to the Council giving its approval to
any matter or scheme that reference is on the basis that such approval shall not be

unreasonably withheld or delayed

Any dispute between the parties as fo any matter the subject of this Agreement shall
be referred to an appropriate independent expert (who shali either be agreed
between the parties or failing agreement appointed on the application of any of the
parties by the President for the time being of the Royal Institution of Chartered
Surveyors (or any person acting with his authority)) and the decision of the expert
shall be final and binding (save in case of manifest error) and his costs shall be

borne as he shall Director

[f any sum due under this Agreement shall remain unpaid after the same has

become due interest shall be paid thereon from the date the sum becomes due fo
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514

the date of payment at the rate 2% above the base lending rate for the time being of

National Wesiminster Bank Plc

The Owner shall pay the Council’s legal fees incurred in relation to this Agreement

on the date of this Agreement in the sum of | |

Any notice or other communication given or made in accordance with this
Agreement shall be in writing and may (in addition to any other effective mode of
service) be sent by recorded delivery or registered post to the [Housing Manager] for
the time being of the Council at the address of the Council shown on the first page of
this Agreement or at such other address as may from time to time have been notified
to the sender as being the address for service of the relevant party for the purposes

of this Agreement




2.1

2.2
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FIRST SCHEDULE. _
Owner’s Obligations

To notify the Councit in writing of the Commencement of the Development, such
notice shall include details of which Units within the Development are to be the
Affordable Units and shall be served on the Council within 7 days of the

Commencement of the Development

Affordable Housing
Construction and transfer of the Affordable Units to the AHP

The Affordable Units shall be designed and constructed to a specification no less

favourable than the Open Market Units and shall comprise:

Rented Affordable Units
[ ]

To Dispose of the Affordable Units to an AHP approved by the Council (such
approval not io be unreasonably withheld or delayed) on or before completion of the
construction of the Affordable Units and to notify the Council in writing accordingly




2.3

2.4

25

2.6

2.7

Not to allow the first occupation of more than 50%. of the Open Market Units (unless
otherwise agreed in writing by the Gouncil) until the Affordable Units have been built
ready for immediate occupation and are capable of being transferred to the AHP

_ In the event that the AHP does not or is unable to enter inio a contract with the

Owner then the Owner shall finance build and sell the Affordable Uniis as Low Cost
Market Housing with the Council having the same nomination rights as if they had

been transferred

Mechanism for dealing with the Affordable Units once they have been

transferred to the AHP
The Affordable Units shall be permanently subject to each and every one of the
restrictions regulating the development as are contained in this Agreement and the

purpose and intent of such restrictions shall be registered at HM Land Registry upon

the AHP title relating to the Affordable Units

The said restrictions referred to in the preceding clause are as follows:

Rented Affordable Units

{i) that the Rented Affordabie Units be available for rent

(ii) that on completion of the Renied Aifordable Units they be allocated by 100%
nomination arrangements on first let to approved persons nominated by the

Gouncil in accordance with the Council's allocations policy

i) that subsequent lets will be on a 50% nomination arrangement with the AHP
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I
(iv) that rents to be charged on the Rented Affordable Unit will be in accordance
with the Governments Guidance on Formulae rent as issued by the Housing

Corporation which governs the rents to be charged by all social landlords
whether they be registered social landlords or local authorities or AHPs

28 THE AHP shall maintain records enabling them to supply to the Council {within two
weeks of the Council’'s written request to do so) such information as the Council may

reasonably require in order to determine whether the covenanis herein are being

chserved



SECOND SCHEDULE _

Council’s Obligations

Repayment of contributions

1 The Council hereby covenants with the Owner to use all sums received from the
Owner under the terms of this Agreement for the purposes specified in this

Agreement for which they are to be paid and for no other purpose

2. The Council covenants with the Owner that it will refund all such sums received to
the person who paid such sums received by the Council under this Agreement which
has not been expended in accordance with the provisions of this Agreement within
five years of the date of receipt by the Council of such sum together with interest for

the period form the date of payment to the date of refund

3 The Council shall provide to the Owner such evidence as the Owner shall

reasonably require in order to confirm the expenditure of such sums paid under this

Agreement

Discharge of obligations

4 When requested in writing the Council shall provide written confirmation of the
discharge of the obligations contained in this Agreement when satisfied that such

obligations have been performed

5 rollowing the performance and satisfaction of all the obligations contained in this
Agreement the Council shall forthwith effect the cancellation of all entries made in

the Register of Local Land Charges in respect of this Agreement
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IN WITNESS whereof the Council and the Owner have ‘hereunto caused their respeciive
Common Seals to be hereunto affixed and executed as a Deed the day and year first before

written

THE COMMON SEAL of RIBBLE VALLEY )
BOROUGH COUNCIL was hereunto affixed to ]
this Deed in the presence of: )

Mayor
Chief Executive

THE COMMON SEAL PHILLIPS PROPERTY LIMITED was hereunto affixed )

to this Deed in the presence of: )
Director

Director/Secretary/Authorised Signatory
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BAT SURVEY
AT

53 KNOWSLEY ROAD
WILPSHIRE

DATE AND TIME OF VISIT
11™ APRIL 2012 3.00pm

WEATHER CONDITIONS

Light West, North West wind 11 C
Broken cloud.

REFERENCE NO. 4186

Survey carried out by:

Lynne Rushworth

Sunderland Peacock & Associates Ltd.

Hazelmere
Pimlico road
Clitheroe
BB7 2AG




THIS SURVEY HAS BEEN CARRIED OUT BY: LYNNE RUSHWORTH WHO HAS
COMPLETED THE BAT CONSERVATION TRUST'S 'BATS AND BAT SURVEYS' FOUNDATION
COURSE FOR CONSULTANTS, AND ‘PLANNING AND PREFPARATION OF BAT SURVEYS’
COURSE

All British bats and their roosts are legally protected under the Wildlife and Countryside Act
1981, the Countryside and Rights of Way Act 2000 and the Conservation (Natural Habitats)
Regulations 2007,

THE BRIEF

In conjunction with the submission of an application for planning approval, to identify if bats
are present in the building and the past or possible future use of the building by bats.

BAT LEGISLATION - Summary of offences under the law:

e Intentionally kill, injure or capture a bat.
¢ Possess or control a live or dead bat, or any part or derivative of a bat.

e Intentionally or recklessly damage, destroy or obstruct access to any  struciure or place
that a bat uses for shelter or projection whether currently used or not.

o Intentionally or recklessly disturb a bat while occupying a structure or place of shelter or

protection. {‘'Recklessly’ is defined as deliberately take unacceptable risk or fail to notice
or cansider an obvious risk).

LIMITATIONS OF REPORT

NOTE. The absence of bats is near impossible lo prove The bals’ high mobilily means it is
virtually impossible to rulfe out bats using any lype of structure for roosting or habitat for
foraging or on a flight path

e External walls and internal rooms inspected from ground level.

o Roof spaces, attics and lofts will only be inspected if safe access is possible.

o  Winter surveys will provide limited results. However internal inspection should determine
if bats have used the building in the previous year.

e Any building whose structure is considered dangerous can only be inspected from a safe
distance.

EQUIPMENT USED ON SURVEY

'MAGENTA 5’ BAT DETECTOR
BINGCULARS

HIGH POWERED TORCH

LADDERS FOR HIGH LEVEL INSPECTION
CAMERA
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PROPOSED DEVELOPMENT

Demolition of existing house and outbuilding prior to construction of new development.

TYPE OF BUILDING X HOUSE
BARN
GARAGE
OTHER

COMMENTS:  The building is a detached house prabably dating from the Victorian period

South/East elevation Eas¥/North elevation and outhuilding

LOCATICN URBAN
X SMALL TOWN/LURBAN VILLAGE

RURAL/VILLAGE

COMMENTS:  The house is located between the property at 51 Knowsley road and Knowsley road, Wilpshire.

BUILDING ADJACENT TO OR WITHIN 10M OF X TREES
HEDGEROW
OPEN WATER

COMMENTS: The house is located in large mature garden extending to the west, south and east, an adjacent
house being located close to the north boundary. There are mature trees mainly to the south boundary .

WALL CONSTRUCTION X STONE
X BRICK
STEEL
BRICK/BLOCK AND RENDER
OTHER

COMMENTS: The walls are stone to the South and East elevaticn with brick to the West and North

ROOF CONSTRUCTION X SLATE

TILE

GREY SLATE
STEEL

FLAT ROOF FELT




COMMENTS:  The roof construction is slate with averhangs fascizs and boarded soffits

Part north elevation.

Yes No
BAT ACCESS POINTS IN WALLS i | X |

COMMENTS:  The house poiniing is in good condition with no cracks or crevices for bat access. The garage
has access via a door opening and a gap above the garage door opening.

Yes No

BAT SIGNS, EXTERNAL  SEEN X
DROPPINGS X

MAGENTA BAT5 DETECTOR RESULT X

COMMENTS:  There was no dropping evidence on the ground surrounding the house and outbuilding. White
staining below the fascias on the North and West outrigger elevation would suggest some previous bird activity.

Yes No
ROOF SPACE TRUSSED X
PURLINS X

FELT X

COMMENTS:  The house roof was accessible via two hatches the main hatch opens into a boarded out roof
space located in the centre of the main roof. The second hatch aliowed access to the roof space towards the
eaves behind the boarded area. The outrigger roof space was not accessible

B i

S S

Borded roof space Roof space behind boar'&'imr'igq

The outbuilding roof has felt and purlins and is open to the underside, the garage section has & boarded ceiling




BAT ACCESS POINTS IN RCOF X ] |

COMMENTS:  The house roof slate is in reasonable condition with no significant access points for bats
However an the North and West outrigger elevation the timber soffits are in poor cendition with possible access
points.

The outbuilding roof slates although not in perfect condition does not have any significant access points,

Outbuilding South elevation

=
=]

Yes

BAT SIGNS, INTERNAL SIGHTED
DROPPINGS
DETECTOR RESULTS
STAINING/GREASE MARKS
SUSPECT SUMMER ROOST
SUSPECT WINTER HIBERNACULA
INSECT OR MOTH FEEDING EVIDENCE

P Pt S PP

COMMENTS: None of the above evidence was found although access to the house roof space was very
limited. The outbuilding did not have any feeding or dropping evidence internally and no grease or staining marks
on timbers.

CONCLUSION

The outbuilding has no evidence to indicate that bats use it for hibernating, feeding or
roosting. The demolition of this building will not pose a threat {o any bat population.
Externally the house does not have any dropping or staining evidence with the exception of
the white staining on the North and West outrigger elevation which will be due to bird
activity. However due to the lack of access to sections of the roof | cannot conclude that bats
are not using the house roof .In this instance [ would recommend an evening survey be
carried out in early May to clarify the situation.



RISK ASSESSMENT
(The level of probability that bats are using the property is calculated on the evidence found.)

MEDIUM / LOW

NOTES:

When bats are found to be present in a building:

A DEFRA licence will be reguired before any building work is undertaken.

Pointing work should not be undertaken during winter months as hibernating bats might
be entombed.

Work to roof structure should not be undertaken between late May, June, July and
August,

Small areas of wall could be left un -pointed to encourage potential roosting sites.

Care must be taken when removing existing roof timbers, and any new timbers or
treatment of existing timbers must be carried out using chemicals listed as safe for bat
roosts.

NOTE: The onus lies with the applicant to satisfy themselves that no offence will be
committed if the development goes ahead.

If bats are ever found during building work, stop work immediately and contact the Bat
Conservation Trust or Natural England,

The Bat Censervation Trust Natural England Cheshire-Lancashire Team
15 Cloisters House Cheshire-Lancashire Team

8 Battersea Park Road Pier House

London SW8 4BG Wallgate

0845 1300 228 Wigan WN3 4AL
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3.0 PROPOSED DRAWINGS
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4.0 PRECEDENT MATERIALS AND STYLES
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IAIN TAVENDALE EArbor.A.

ARBORICULTURAL CONSULTANT

SURVEY DETAILS FOR TREES AT
51 AND 53 KNOWLSEY ROAD, WILPSHIRE

Pr'epa}'ed by: lain Tavendale F Arbor. A

FPhone/fax

Email :

High Bank Farm
Stoneybank Road
Earby
Barnoldswick

"~ Lancs BB18 6LD

01282 853333
07836 246062
tavendale@daelnet co.uk

Issued to:
Mr lan Cruse, Cruse Management

Date: 8" December 2011
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Note:
All tree stirgery and felling works detailed shouid be carried out to a standard, the minimum of which is specified in BS3998 Recommendations for Tree Work

Contractors should be suitably qualified and experienced to an acceptable standard. Tﬁey should also be aware that if during operations any defects become

apparent that would not have been immediately obvious to the Consultant, that such defects shouid be notified immediately and confirmed in wntlng within a
reasonable period.

All observations and recommendations only relate to the site and the trees as they were at the time of inspection, Should severe climatic or environmental
avents of changes take place, it may be necessary to reassess the situation so as to ensure an acceptable and continuing level of safety.

Should the inspection have taken place during the dormant season, this will have SImpllf ied the inspection of the high crowns and canopies [ wnll not have been
nossible however to ascertain either leaf size, colour or density which, can be classic indicatots of stress or root associated disorders.

The survey has also been prepared in the knowledge that some form of dev may occur on the site. As such, some of the recommendations put forward could
be considered unnecessary were the site simply left as it presently exists.

Furthermore, should development be approved, it may be necessary to reassess and amend this document upon completion of all construction operations fo
ensure that trees, properties and people can all safely co-exist '

All tree numbers refer to those indicated on the attached site drawing. Dimensions of any trees off site may have been estimated if access was not possible.

The report unless stated otherwise, is of a preliminary nature in that the trees were not climbed but inspected from ground level, and no soil or timber samples
have been taken for analysis

A copy of the Consultant's General Conditions of Contract are attached. These form the basis upon which all services and information are provided

Note2 (T docwinword report




KEY:

Tree No. - Tree Number - to be recorded on tree survey plan where necessary,
Species ~ common and scientific names, where possible.

Height - overall height of the tree in metres

Stem Dia - Stem diameter — in millimetres at 1.5m above adjacent ground level (on sloping ground to be taken on the upslope side of the tree
base) or immediately above the root fiare for multi stemmed trees.

Branch spread — in metres taken at the four cardinal points to derive an accurate representation of the crown (to be recorded on the free
survey plan where necessary)

Height of cc - Height of crown clearance — in metres above adjacent ground level fo inform on ground clearance, crown stem ratio and
shading).

Age class - yo'ung (Y), Middle aged (MA), mature (M), over mature (OM) & veteran (V).
Physiological condition - e.g. good (g), fair (f), poor (p) & dead {d).
Structural condition - e.g. collapsing; the presence of decay and any physical defect,

Preliminary management recommendations - including further investigations of suspected defects that require more detailed assessment
and potential for wildlife habitat. :

ERC - Estimated remaining contribution — in years, e.g. less than 10, 10-20, 20-40, more than 40.
Cat grade - Category grade - R or A to C (see Table 1) to be recorded in plan on the tree survey plan where appropriate,

RPA - Root protection area calculated from BS5837:2005 Trees in Relation to Construction - Recommendations in sq/m's, Where indicated,
dimensions of radius of circle or sides of square based around centre point of trunk calculated for design purposes.

RP - Remedially prune: remove significant dead wood, basal & epicormic shoots, broken, crossing and rubbing branches efc and undertake
light reshaping if necessary to improve form and balance/ abate actual or potential nuisance.
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Table 1 — Cascade chart for tree gnality assessment

TREES FOR REMOVAL

Category and definition Criteria - Identification on
) plan
Category * Trees that have a serious, irremediable, structural defect, such that their early loss is expected dne to collapse,
Those in such a condition that including those that will become unviable after removal of other R category trees {i.e. where, for whatever reason, the |DARKRED

any existing value would be lost
within 19 years and which
should, in the current context, be
removed for reasons of sound
grboricultural management

loss of companion shelter cannot be mitigated by pruning)
* Trees that are dead or are showing signs of significant, immediate, and irreversible overall declifie

* Trees infected with pathogens of significance to the health and/or safety of other trees nearby (e g Dutch elm disease),

or very low quality trees suppressing adjacent trees of better quality

NOTE Habitat reinstatement may be appropfiate {e.g. R category tree used as a bat roost: instellation of bat box in nearby

tree).

TREES TO BE CONSIDERED FOR RETENTION

Category and definition

Criteria — Subcategories

Identification on

1 Mainly arboricultural values 2 Mainly landscape values 3 Mainly cultural values, plan
including conset vation
Category A Trees that are particularly good Trees, groups or woodlands which provide a- Trees, groups or woodlands of
Those of high quality and examples of their species, especially | definite sereening or softening effect to the locality | significant consevvation,
value: in guch a condition as to | if rare or unusual, or essential in relation to views into or out of the site, or those | historical, commemorative or LIGHT GREEN
be able to make a substantial components of groups, or of formal | of particular visual importance (e.g. avenues or other value {e.g veteran trees or
contribution (a minimum of 40 or semi-formal arboricultural other arboricultural features assessed as groups) | wood-pasture)
years is suggested) features (e.g. the dominant and/for
’ principal trees within an avenue) .
3 Treee that might be included in the | Trees present in numbers, usually as groups or Trees with clearly identifiable
Those of moderate quality high category, but are downgraded | woodlands, such that they form distinct landscape { conservation or other eultural MID BLUE
and vialue: those in such a because of impaired condition (e.g. | features, thereby attracting a higher collective benefits
condition as to make 2 significant | presence of remediable defects rating than they might as individuals but which
contribution (3 minimum of 20 including unsympathetic past are not, individually, essential eomponents of
years is suggested) management and minor storm formal or semi-formal arborienltural features (e.g.
damage) trees of moderate guality within an avenue that
includes better, A category specimens), ot frees
situated mainly internally to the site, therefore
individually having little visual impact on the
wider localify .
1 Trees not qualifying in higher Trees present in groups or woodlands, but without | Trees with very limited
Those of low quality and categories this conferring on them significantly greater conservation or other eultural GREY

vaiue: currently in adequate
condition to yvemain until new
planting could be eatablished (a
minimum of 10 years is
suggeated), or young trees with a
stem diameter below 150 mm

landseape value, and/or trees offering low or only
temporary screening benefit

benefits

NOTE Whilst C category trees will usually not be retained where they wonld impose a significant constraint on
development, young trees with a stem diameter of less than 150 mm should be considered for relocation.

L88¢ 59

G003



Inspector: lain Tavendale _ Site: Knowsley Road, Wilpshire Date of Inspection: 7th December 201'f

RPA
Hgt . : -1 .
Tree . . Stem | Branch Age " Preliminary Management Cat | RPA |Circle of
No. Species Hgt Dia, | Spread coé Class PC Structural Condition Recommendations ERC Grade| Sq.m's | Radii/
o m's
Old specimen that breaks into muftiple
aftachments near ground leve! with
N (7.5 acute.e mCIUd‘?d llaark' unlons - all ty-pi.G?[ of Remove or retain in
890 @ E s ‘ species and indicative of past coppicing accordanca with of
T1 Goat Wilow 13 | ground |< 25 | OM | F |All classic failure points exacerbated by . R | 24888 | 89
S i85 . . development proposals. If | 10
level W 55 hacrotic section to south west retained re-coppice
Reasonable vitality but collapse readily PP
foreseeable unless re-copplced. Short
IIfe expectancy species
Heavily suppressed - has possibly been [Remove or retain in
N (15 topped - likely to have besn planted as  |accordance with
- E |1 soreen feature between properties. Poor development proposals. If
12 Lawson 5 : 170 § |2 16 EM | F form, various sub dominant stems from Iretained undertake 0| G2 1e08 204
w2 near ground level. Reasonable vitality  |reduction and remedial
but beyoend reasonable management pruning Monitor
Has been foped in past @ 4m creating _ i
large wound with heavy re-growth Remove or reFasn n
N |1 , s accordance with
£ s developing arcund, all classic fallure development proposals If
T3 | Leylandi 8 | 210 o | | 07 | EM |.F lpoints Limited potentialin reduced form reta[ne‘; o de‘:ta!fe 0] C2 | 1995 | 25
{but was probably Inserted as a screen ! .
W reduction and remedial
feature and now beyond any normal . ;
. pruning Monitor
management regime,
iain Tavendale F.Arbor A
Arboricultural Consultants Page 1/7 lan Cruse



Inspector: laln Tavendale Site: Knowsley Road, Wilpshire Date of Inspection: 7th December 2011

) RPA
. H'gt - .
Tree . . Stem | Branch Age - Prefiminary Management Cat | RPA |Circle of
No. Species Hgt Dia, | Spread Coé Class PC Structural Condition Recommendations ERC Grade| Sqm's | Radii/
- m's
Remove or refain in
N |25 ' accordance with
. E |15 Larger specimen than T3 but with similar\development proposals If
1 Lawson 13 250 S |2 4 Mo F problems and limited potential retalned underfake 0} Cz 305 348
W 13 reduction and remedial
' pruning Monitor
Remove or retain in
N 115 | accordance with
E . oty gt . development proposals If
15 Lawson 66 210 s |1 ¢ EM | F |Similarto T2 with minimum potential retained undertake 10 | C2 19.95 252
W 125 reduction and remedial
pruning. Monitor
H_as probably not been topped‘ hut stem Remove or retain In
hifurcates naar ground level with acute .
N |1 ) = b . accordance with
490 @ E s included bark union which Is classic development pronosals if
6 Lawson 11 | ground 2 | M | F [falure point for species. Very limited low [0 com o PIOP 0] co | 7544 | 49
S |26 . LR . \retained undertake
fevel level foliage affording minimal screening . .
W 15 o , redugction and remedlal
between plots Limited value &/or . .
) pruning. Monifor.
potential.
Twin stem from ground leve! with stems
_ clearly splitting apart as indicated by
790 @ N |7 clear space between each canopy
‘ E |6 section. Fungal fruiting bodies of
T7 Purple Plum 11 glreo\tflgld s |75 15 | OM | F ganoderma to base of southern stem Fell 0 R 119609 | 79
W 4 Failure totally foreseeabie and not
uncommon for this short life expectancy
species.

lain Tavendale F Arbor A 7
Arboricultural Consultants Page 2/7 lan Cruse




Inspector: lain Tavendale

Site: Knowsley Road, Wilpshire

Date of Inspection: 7th December 2011

RPA
Hat - . - - .
Tree . . Stem | Branch Age . Preliminary Management Cat | RPA [Circle of
No. Species Hat Dia | Spread ICOZ: Class PC Structural Condition Recommendations ERC Grade| Sqm's | Radii/
.C. m's
Has been heavily fopped @ ' .
“|approximately 8m and future viability s Remove or ret_atn m
N |3 ) . accordance with
E 125 therefore compromised. Also fwin stem develobment proposals [f
18 Lawson 13 530 s |25 16 { M | F ifrom approximately 1 5m with acute retainefi un de?tal?e 10| C2 | 12700 | 638
' Included bark union - clagsic failure point . .
W 126 ) remedial pruning and
of species. Beyond any normal level of .
, monitor
management.
Short life expectancy, pionesr species - |Remove or retain in
N 5 probably self set Inappropriate species |accordance with
- _ E 3 for urban garden environment Minor development proposals. [f
K Goat Willow 2 330 S |4 ¢ EM|F defects typlcal of species, dead wood,  iretained undertake 0] C2 | 4927 | 388
W |5 old branch stumps efc Rsasonable remedial pruning and
vitality. monitor,
: E 1 5 Very low vitallty. Poor form - heavily of
10 Larch 14 300 s lss 8 | EM | P |suppressed by Poplar Minimal value  |Fell 10 R 4072 36
ar &or potential
: Has been left relatively untouched but is
suppressed by T10 and T12 Rermiove or retain in
N i3 Reasonable vitality but will- become : )
E |2 ; increasingly prone to wind acaordance with
11 Leylandii 1 330 - s |o 0 EM | F damegelsnow Could possibly be lighty :i;\;?r:c;ﬂrq?n}:trrfggjisa:‘fd 0] C2 | 4027 | 39
W2 reducead if required to refain some nea, fgntly
. . . monitor,
amenity until new and more appropriate
|material is established.

lain Tavendale F..Ar'bor‘ A
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[nspector: ain Tavendale 8ite: Knowsley Road, Wilpshire Date of Inspection: 7th December 2011

- - RPA
. Higt - .
Tree . . Stem | Branch Age - Preliminary Management Cat ¢ RPA |[Circleof
No, Species Hat Dia. | Spread coé Class PC Structural Condition Recom%endations ERC Grade| Sqm's | Radii/
- : m's
Very large specimen in reasonable
condition and vitality but @ a point Remove or retain in
N s where limb shedding is becoming accordance with
I E los M increasingly foreseeable - see aifached |development proposals. If
T12 Poplar 28 850 S 8' 5 oM F |notes. Damage to trunk @ 3m to south  |retained undertake 10% 10 | €2 | 32689 | 102
w7 and sunken/necrotic section adjacent fo |reduction, undertake
south west Minor dead woed, old remedial pruning and
branch stumps etz all fypical of species  |monitor.
and for free of this age
Has been repeatedly fopped @ Remove or retain in
N 5 approximately 5m and again @ accordance with
. £ leo approximately 7Tm Reasonable form,  |development proposals If
T13 | Norway Maple 13 370 s las 3 EM | F |balance and vitality but heavy regrowth |retained reduce allround by, 10 | G2 | 6194 | 444
W a5 from tapping points is a common failure {10 - 156% undertake
point, especially with 2 brittle-timber remedial pruning and
species such as Maple. monitor.
Has been topped in past @ 6m. Pruning
wounds with mc;plenlt decay visible from Off site tree - discuss with
N |8 east Reasonable form, balence and -
‘ E 10 Jitalty but approching point where fimp {0nerS 8 0 future fiabiy | -,
T4 Agh 19 1650 Est 5 M |F . . . Could possibly be tediced C2 | 19116 | 78
S 8 shedding due to timber embritfement | 4 reshaned fo maximise 20
W IB5 foreseeable. Minor dead wood, old and resnape
: - potentlal
branch stumps efc present typlcal of
species. Off site tree,
lain Tavendale F Arbor.A
Arboricultural Consuitants Page 417 tan Cruse




Inspector: lain Tavendale

Site: Knowsley Road, Wilpshire

Date of Inspection: 7th December 2011

. _ RPA
H'gt N \ p ’
Tree \ o | Stem | Branch Age ‘ o Preliminary Management Cat | RPA |[Circle of
No. Species H'gt Dia. | Spread Co(f: Class PC Structural Condition Recommendations ERC Grade| Sqm's | Radii/
.C. : m's
Has been topped in past @
approximately 5m. Very tight forks with  |Off site tree - discuss with
N 85 ncluded bark unions present at topping |owners as fo future liahility.
4 ] JE 16 point with trapped debris and water Could possibly be reduced
15 Sycamore 19 |650Est s |7 / Mo F seepage Low vitality with die backto  |and reshaped to maximise 10 C2 19116 | 78
' W |75 high crown over site Various cccluded & potential Does however
partially occluded pruning wounds have limited potential.
present fo trunk with incipient decay.
50mm from fence top and 350mm from . .
g § concrete base panel with clear potential g;?:::&iif fr; miﬁl}ﬁher
716 Elm 13 240 3 EM, F/ Pjto displace on incremental growth. s o 101 C2 | 2606 | 288
S 14 : . than let it increase in size
w | Approximately 400mm from road edge and inour éxira costs
Low vitality. Some die back,
Major damage and deéay to stem and
N |75 branch structure fo approximately south Questionable ownership
. ‘ E 78 | F/ |east @ 4m. Very low vitality, Low imb , . ‘
117 | Norway Maple | 15 510 g |7 5 M P [over road being hit by high sided i:‘ziu;gi r::a?t\r:";% ;Osafet 0 R [ 11788 | 812
W 3 vehicles Minimum safe useful life Y
expectancy
N |65 Heavily biased fo east due fo Ownership questionable
. E |95 suppression by T19, Reasonable vitality. . o
718 Lime 17 450 s s 5 M | F Minor dead wood, old branch stumps et Unq’ertak_e remedial pruning 20 Cz | 91862 54
. ; and monitor
W 0 all typical of species,
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Inspector: lain Tavendale

Site: Knowsley Road, Wilpshire

Date of Inspection: 7th December 2011

. ) : RPA
. H'gt - '
Tree . | I Sterm | Branch Age ' _ ” Preliminary Management Cat | RPA |Circle of
No | Seecles | HOb | e | Goread o |class| € Structuraf Condition Recommendations | *xC | Grade| Sqm's | Radii/
. e m's
Stem bifurcates @ 1 6m with acute Questionabl hi
included bark union Water/moisture Ruesllor;a:j ?ﬁw;ers i
N |g seepage from fork to south west Further mzzzlgzmeitatoeclean and
‘ : E |65 acute included bark unions @ height . , . '
719 | Horse Chestnuf 19 990 s |75 3 M | F Roots being impacted upon by vehicuer :hlrll tgrcc)[ug:; kmsn}i)gct acute | 10 | C2 | 44344 | 1188
W |75 access, Reasonable form, crown density roui deeri ut n-ot b
and balancs Questionable long term ASIGEr impact on roots by
viabilt, vehicular movements ete
All have been repeatedly and heavily
topped in past Classified as group but .
probably planted as hedge Failure Remove or ret.aln m
N . g accordance with
330 IE 15 predictable unless re-cut but realistically developmertt proposals [f
Gl | 6Nolawson | 13 | o 1o [3Max| . | M | F |arebeyond eny nomatlevel of retamefj o deftaf:e 10| c2 | 4927 | 398
W managsment and would afford minimum reduction and remedial
amenity value if management attempted ruming Monitor ®
One stem rubbing on and destroying pruning Mon
fence. 7
Remave or retain in
580 @ [N gccordance with
ground |[E |2.5 . Very similar to G1. Minimum value &/or |development proposals i
G2 | 4NoLawson | 105 level |8 |Max PMin| M| F potenttal refained undertake | %0 C2 10570 58
Max W reduction and remedial
pruning. Monitor.
Remove or retain in
N accordance with
320 |E 125 Very similar to G1 - minimum value &/or |development proposals If
G3 | 6Nolawson |9Max Max 1S IMax 156 | EM | F potentlal retained Underiake 10| €2 | 4633 | 384
W reduction and remedial
pruning Monitor
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Inspector: [ain Tavendale Site: Knowsley Road, Wilpshire Date of Inspection: 7th December 2011

RPA
‘ H'gt . - - - \
Tree . . Stem | Branch Age Preliminary Management Cat | RPA |Circle of :
No, Species Hat Dia. | Spread coé Class PC Structaral Gondlition Recommendations ERC Grade| Sqm's | Radii/
- m's
Evergreen N Attractive boundary feature. Just
E Fi |reaching point where some Undertake remedial
G4 %n;ame{nt;ls and; 6 150 S 2 0 Y G |management/selective felling would pruning Monitor 201 02| 1018 18
Furpie Fum W benefit befter itemns and secure feature. :
N Young hedge At point where Undertake remedial pruning
_ 120 |E Ff imanagement could produce secure to reduce fo even level that
H1 Lawson 8 Max |8 2 0 i G |screeriing boundary featurs Ifleftwil  |can be reasonably 20 €2 6.62 144
Cw outgrow position and lose lower foliage. {managed and monitor
[ain Tavendale F Arbor A
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Advice on Desirability of Poplars in the Urban Environment.

Poplars are generally considered to have short life expectancy. Such
observations have been confirmed in past British Standards and technical
journals such as The Forestry Commission. Handbook Number 7 —
“Principles of Tree Hazard Assessment and Management”. In this book it is
indicated that seme species such as Poplars have a much poorer decay
resistance due fo sap wood either being converted info non-durable heart
wood or that it gradually ages without a distinct change.

The result of such problems is that the frees become extremely prone to
limb/crown failure, and rapidly decay where areas of heartwood become

exposed.
In the handbook number 7, in section 6.2 it is noted that:

“If trees are defective or likely to become so, but are not currently placing
largets at risk, one of the conditions for retaining them is that targets are not
brought more info their proximity in the future. All other implications of
refaining them should also be fully considered This strategy is perhaps
more preventative than remedial, but it is a response to the need for action
when defects in trees are defecfed at sites on which new access roufes,
buildings or other facilities might be constructed, In this conlext, particular
altention should be paid to trees that might become hazardous in the
foreseeable future. These include large old trees of any species, as welf as
younger ones of species that are more likely than most to become

hazardous, e.g. many types of Poplar.”

Section 7 also adds that:

“Old trees in general require special attention as do species which have
relatively weak wood or a reputation for frequent failure e. g Foplars”

Several other comments also are worthy of consideration. The Department
of Environment Book “Diagnosis of [l Health in Trees”, indicates the type of
damage and agents of damage most often encountered on the tree genus

in question. '

For Poplars, wind snap and bark killing fungus are common problems,

The ISA book “Evaluation of Hazard Trees in Urban Areas” observes
amongst other issues, the failure patterns in selected species, representing

the experience of contributors.

Poplars are classified as high hazards, prone to trunk failure in winds and to
decay and branch failure in general. These observations confirm the
writer's personal experience of some 30+ years in the industry, and reflect
the views of many professional contractors and consultants.



In consideration of all this information, it must be accepted that the Poplars
under consideration have reached a point where fuiure safety and reliability
cannot be assured. As such, felling and suitable mitigation planting with
more appropriate and desirable species would be the most prudent course

of action.

It is accepted that removal of trees may cause some loss of visual amenity.
However, if retention was enforced and replanting undertaken,
establishment rates would be reduced due to a combination of suppression
by the aerial sections of foliage, plus compettt:on for minerals, nufrients and
moisture from the already established aggressive and. invasive Poplar root

system.

Furthermore, when felling of the Poplars becomes urgent, or should failure
occur, any new stock or other landscaping is likely to be disturbed or
possibly damaged, thereby negating any shori-term improvements.

Felling is therefore the only appropriate treatment.




TAIN TAVENDALE F.Arbor.A
ARBORICULTURAL CONSULTANT

General Conditions of Contract

DEFINIIIONS
Tn these Conditions:
"Consultant” means lain Tavendale FArbor A

“Contract’ means the cantract for the provision of Services

"Employer” means the person whose request for the provision of the
Services is accepted by the Consultant or who accepts a written quotation
of the Consultant

*Sire"” means the area in which the Services are to be carried out as
specified in writing to the Consuftart prior 1o his commengcing the
provision of the Services.

"Sesvices” means the services of arboriculrural consaliant to be supplied o
the Employer by the Consuitant in accordance with these Conditions

BASIS OF THE CONTRACT

The consuitznt shall provide to the Employer and the Employer shall
accept the Services in accordance with any writien quotation of the
Consultant which is accepted by the Employer or any sequest to provide
sexvices of the Employer which Is aceepted by the Consultant 1o
appropriate British Standards and within a reasonable time, Time shall not
be of the essence of the Contract, These condifions shall govern the
Contract to the exclusion of any cther terms and conditicns and no
variation to these Conditions shall be binding unless agreed between the
Employer and the Consuitant. No variation of the Services will be made
without prior sgreement in writing between the Employer and the
Consultart, (The Consultant's employees or agents are not authorised to
make any representations concerning the Services unless confirmed by the
Consultant in writing.)

THE CONSULTANT SHALL:

a) be entiled to subcontract assign or transfer any or ail of the Contract
without informing the Employer. The Consultant shall be responsible
for its obligations under the Contract where sub-contracting takes
place.

b}  be responsible for making goad at his own cost any damage caused
2s 2 result solely of his own work,

©)  on completion of the Contract leave the site reasonably clean and
tidy from his own work.

THE EMPLOYER SHALL:

4)  be responsible for ensuring that the Consultant is norified of 2l Iree
Preservation or Conservation Area Orders, Private Covenants, the
need for Felling Licences, or Planning Legislation that is applicable to
the Contract.

b}  be responsible for ensuring that the Consultant is notified of all
springs, wells, service pipes and cables, sewage or land drains, or
any other hazards or obstructions which are not discoverable upon
immediate visual inspection of the surface of the site, Any breach of
this responsibility shall entitle the Consultant to mzke 2 ressonable
charge for any additional work caused by such hazards or
obstructions

CONTRACT PRICES
The price forthe Services shall not include Value Added Tax which
the Employer shall be additionally liable to pay to the Consultant
The price which the Employer shall be liable to pay shall be
determined by reference to the Consultants hourly charge rate current
at the date of completion of the Services. In addition the Employer
shall be Lzble to reimburse the Consultant for such expenses as may
reasenably and properly be incurred by him in the performance of
the services as Consultant. Written details of the Consultant's hourly
charge rate will be provided to the Employer on written request by
the Employer, .

MEIHOD OF PAYMENT

a) ' Subject 1o any special terms agreed in writing berween the
Employer and the Consultant the Consultans shall be entitled 1o
invoice the Employer for the price of the Services on or at any lme
after the Seérvices have been completed. .

b The Employer undertakes to pay the Consultan: within 28 days of the
date of the Consultant's invoice, The time of payment of the price
shall be of the essence of the Contract.

) Failure by the Employer to make payment on the due date, will
entitle the Gonsuliant to interest on the amount unpaid at 3% per
annum above the base mte of Barclays Bank vl from time to time
until payment in fdl! is made and will farther enable the Consultant
to cancel the contract or suspend any further provision of Services
to the Employer.

d) I the Consultant fails to perform the Services for any reason other
than any cause beyond the Consultant’s reaspaable eontrol or the
Employer's fault and the Consultant is accordingly fiable to the
Employer, the Consultant's liability shall be limited to the excess GF
2ny) of the cost to the Employer (in the cheapest availzble markes)
of services to replace those not completed over the price of the
Services, '

DISPUTES
2} Where dispuies arising from the Contract cannot be resolved by the
" Employer and the Consultant, then an independent single arbitrator

agreeable to both parties (or in default of agreement nominated on
the application of either party by the Chaimman of the Professional
Commirtee of the Arboricultural Association for the time being) shall
be employed.

by The losing panty will pay the resulting costs, unless otherwise
decided by the arbitrator.

€} The Contract shall be governed by the Laws of England

8

10.

i1
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13.

" THE SIIE

Access

R

The Consuitant will have free and reasonable access within the Site
Any areas that are 1o be excluded from this should be notified in
writing to the Consultant prior 1 the date on which the Services are
commenced.

The Employer shail ensure that the Consultant has access 1o privaie
areas ouiside the site reasonably necessary in order that the Services
can be carried out.

The Employer shall indemnify the Consultant against any liability
incumred by the Consultant (of whatsoever nature) due to his having
entered on private areas without permission of the owner when the
Employer has stated free access has been negotated

LIABILITY

a)

b

Q]
2)

)

[a}

The Consultant shall it be liable to the Employer or be deemed to
be in breach of the Contract by reason of any delay i performing
the Services, if the delay or faiure was due to any cause beyond the
Consultant's reasonable contrel. Without prejudice to the generality of
the foregoing, the following shall be regarded as causes beyond the
Consultant's reasonable control:

) Actof Ged, explosion, flood, tempest, fire or accident;

#) acts, restrictions, regulations, bye-laws, prohibitions or measures
of any kind on the part of any governmental parliamentary or
local authority;

i) strikes, lock-outs or other industrial actions or trade disputes

‘The Consulant shall not be responsible or lizble for any work

undertaken as a result of recommendations by the Comsultant unless,

or untll, such work & carried out and both supervised and approved
by the Consultant . )

OTATION
Any quotation given by the Consultant to the Employer shall remain
open for acceptance for 30 days from the date of such quotation and
thereafter lapses automatically
Acceptance of such quotarion involves acceptance of these
conditions It should be noted that any attempted or actual
cancellation thereof by the Employer may involve the Employer in a
claim for recovery by thé Consultant of ny Joss or expense incurred
as a result.
The Consultant is the owner of the copyright existing in any such
quotation and it shall not be copied without the prior written consent
of the Consultant. Any reproduction before obtaining the Consultant's
consent constitves an infringement of copyright and a breach of
the Contract entiding the Consultant inter aliz 1o rescind the Contract
and rendering the Employer liable for payment of damages

INSOLVENCY OF EMPLOYER
This clause applies ift

2)

b)

<)
dy

the employer makes any voluntary arrangement with its ereditors or
becomes subject 1o an administration order or (being 2n individual or
firm) becomes bankrupt or (being a company) goes into liquidation
(otherwise than for the purposes of amalgamaticn or reconstruction);
or

an encumbrancer takes possession. or a receiver is appeinted of any
of the property or assets of the Employer; or

the Emplayer ceases, or threatens to cease, 1o cany on business, or
the Consultant reasonably apprehends that any of the events
menticned above is abolt to occur in relation o the Employer and
noiifies the Employer decordingly.

If this clause applies then without prejudice 1 any other right or remedy
available to the Consultant, the Consultant shall be entitled 16 cancel the
Contract or suspend any further provision of Services under the Contract
without any liability to the Employer and if the services have been
completed but not paid for the price shail become immediately due and
payable notwithstanding any previous agreement or arrangement 1o the

<onl

trary

OWNERSHIP/COPYRIGHT .
The Consultant is the owner of the copyright in any report tender
documientation and/or recommendations and all associated informarion

sub:

mitted to the Employer by the Consultant The report

recormmendations tender documentation and all associated informarion
submitted to the Employer shall not be copied without prior writen
consent of the Consultant. Any reproduction before obraning the
Consultant's consent constitutes an infringement of copyright and 2 breach
of the Contract entitling the Consuliant, inter alia, 1o rescind the Contract
and rendering the Employer jiable for payment of damages

GENERAL

a)

b

o

-Any nelice required or perrnitted 1o be given by either party to the
cther under these Conditions shall be in writing addressed 1o that
other party at its registered office or principal place of business or
such other address as may at the relevant dme have been netified
pursuant tg this provision to the pariy giving notice.

No waiver by the Consultant of any breach of the Contract by the
Employer shall be considered as a waiver of any subsequent breach
of the saine or any other provision. :

If any provision of these conditions is held by any competent
autherity 1o be invalid or unenforceable in whole or in pari the
validity of the other provisions of these Conditions and the remainder
of the provision in questios: shall not be affected thereby

The headings in these Conditions are for convenience only and shall
not affect their interpretation



