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Town and Country Planning Act 1990

You can complete and submit this form electronically via the Planning Porial by visiting www.planningportal gov.uk/apply

Publication of applications 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 webshte. If yourequlre any further clarification, please contact the Authority’s planning department

Please complete using block capitals and blackink
It is important that you read the accompanying guidance notes as incorrect completion will delay the processing of your apglication

1. Applicant Name and Address 3. Agent Name and Address
Title: £S5 P% First name:f g + A Title: MR, First name: GARM
Last name: THO L i : p { Last name: HOER T
Company Company .
{optional): L {optional); | (iR HOERTY BVGOCIATES
. House House . House House
Unit: number: suffix: Unit: 6 "? number: suffix:
House House
name: C,,/n AGENT name:
Address 1; Address 1: | (HU@CH  STREET
Address 2; Address 2:
Address 3: ? Address 3:
Town:; Town: CCiITUERDE.
County: County: { AICAS lé@-
Country: Country:
Postcode: Postrode: RRT DG
\. 7\

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

THReEe DETACUED DwWelliNgS |

THE DEMOUTION OF TUE MooLOCic (NN AND TUE ERECMON oF
THREE DETACNED GARAEGES LT

PNNEXE ALOMMODATION OVER AND TUE CleATION OF GARDEN
AND  (ANIDSCAPE AERS .

if Yes, please state the date when building,
work or use were started (DD/MM/AYYYY):
Has the building, werk or change of use been completed?

if Yes, please state the date when the bullding, work
Lor change of use was completed: (DD/MM/YYYY):

Has the bullding, work or change of use already started?

[] Yes

[ ]ves

-

{date must be pre-application submission}

[t

{(date rnust be pra-application submission)

SPa1Ez 2010-0-10 1§ SRevision; 2936 S



L3 - 7- N
r4. Site Address Details 1(s. Pre-application Advice
Please provide the full postal address of the application site Has assistance or prior advice been scught from the local
Unit House House E authotity about this application? D Yes m
number; suffis;
E:;S‘? ’ f If Yes, please complete the following information about the advice
& you were given (This will help the authority to deal with this
Address 17 { .o - e appilication more efficiently)
Tue. S AL e G 16J0) Please tick if the fuli contact details are not
Address 2: UWEIDRURN  RBOED known, and then complete as much as possible: D
Address 3: L WAD D AN G TON . Dfficer name:
Tows: | Tieqoe
" . - Reference:
County: LPNCASLUEE
Postcode ) ‘
(optionall: | _(RRF SAA
Description of locatlon or a grid reference Date (BD/MM/YYYY}:
{must be completed if postcode is not known): {(must be pre-application submission}
Easting: Nonhing:[ Detalls of pre-application advice received?
Description:
. : JAN S :
(6. Pedestrian and Vehicle Access, Roads and Rights of Wa; (7. Waste Storage and Collection )
Is a new or altered vehicle access proposed P Do the plans incorporate areas to store
10 or from the public highway? [JYyes  [A'No |[and aidthe collection of waste? [] Yes mo
Is 2 new or altered pedestrlan If Yes, please provide details: r
access proposed to or from )
the public highway? i J
P ghway ClYes [ Ao :
Are there any new public roads to be .
provided within the site? D Yes EWD ;
Are there any new public E
rights of way to be provided ;
within or adjacent to the site? []Yes  [AmNo ;
Do the proposals require any diversions Have arrangements been made !
fexiingulshments and/or for the se i
. . parate storage and i
creation of rights of way? [] ves [E/NO collection of recyclable waste? [] Yes B/No :
If you answered Yes to any of the above questions, please show If Yes, please provide details: !
details o your plans/drawings and state the reference of the plan f . i
{s)/drawings(s) ?
i
\ : o I Ny o —)
N N
fB. Authority Employee / Member ;
With respect to the Authority, | am: {a} & member of staff Do any of these statements apply toyou? [ ] Yes mo ‘
{b) an elected member
{¢) related to a member of staff )
{d} related to an elected member ‘
If Yes, please provide details of the name, ralationship and role - i
I ‘ |
C —

$Datez 2010-85-10 M5 SReaision: 29995



r -
4, Materials

H applicable, please state what materials are to be used externally. Include type, colour and name for each materlal:

if Yes, please state references for the plan(s)/drawing(s)/desicn and accéss statement:

=2
Existing ' ~'§ Don't
{where applicable} Proposed gﬁ Know
o
Walls TUROUEUCULT it A SE : 22 N
|oF GRICKWORE + Biack Timiee | STPNE Guoings To privapfy) L) T
PrEl UNG TD Spotu ewevation] CORNELS . :
A MIXTURE OF ONCRETE TILES
Roof + SUATE TU PITCHED OO+ | NATWTAL GuE SLATE. [
Feur LUINED AT KOoFS
PAnTED GEZOLIN AND &ACK
Windows TIMBER (A SEMENTS LiGuT ORK uPvC . 1 O
PANTED BEZOUON BND BAON
Deors , e oAk upPve. U O
TanBEL.
Bound L2 HIGuU DET STONE (WAUS
oundary treatments
{e g fences, walls) NA 1-8m TimBER FenNCES Baosy O O
PROPERTES
Vehicle access and . GrAver + STONE  SerTs | D
hard-standing TARWAAC ]
Lightin g
9 NjA NA M O
Others e
(please specify) NP N ]Q &1 O
Are you supplying additional informaticn on submitted plan{s)/drawlng(s)/design and access statement? 9’(&5 D No

DESIGN AND ACCESS STATEVAENT x 5. HMERITAGE STRTEMENT x 5

i
i

"PLAN NING STRTEMENT X3

VISUAL wAPACT AKESLmEnST x2
PROTECTE) SPECiEs REPORT X5

\

DEERUING REFERENCES 1 THONAO /IS~ 5. X 7.

(10. Vehicle Parking

Please provide information on the existing and proposed number of on-site parking spaces:

; Total Total propesed (including Difference
Type of Vehicle Existing spaces relained) in spaces
Cars VB0 15 3¢
Light goods vehicles/

public carrier vehides

Mororcycles

Disability spaces

Cycle spaces

Other {e g Bus)

Other (e.g Bus}

SOmez 2010-08-10#5 SRevizion, 2959 5
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(11. Foul Sewage 1 {12. Assessment of Flood Risk )
Please state how foul sewage Is to be disposed of: Is the site within an area at risk of flooding? {Refer to the
) Environment Agency's Flood Map showing flood zones 2 and 3 and
[ ] Mains sewer [ ] Cesspit consult Environment Agency standing advice and your local

planning authority requirements for information as necessary))

[ Septictank (] other [] ves B’ﬁo

- ¥ Packs | If Yes, you will need to submit a Flood Risk Assessment to consider
[\ A" Package treatment plant the risk to the proposed site

Are you proposing to Is your proposal within 20 metres of 3
connect to the existing drainage system? ms [ ] No ||watercourse (e g river, stream or beck)? [] Yes Ao

., . Will the propesal increase i
if Yes, please include the details of the existing system on the - - !
application drawings and state references for the the flood risk elsewhere? [L] ves [E/NO l
plan(s)/drawing(s); !

How will surface water be disposed of? i

UNKNOIN ;

[:] Sustainable drainage system E] Exlsting watercourse i

B/Soakaway [:] Pond/lake E

[} Maln sewer i

 N— AN S :
— N

(14, Existing Use
Please describe the current use of the site:

(13. Bicdiversity and Geclogical Conservation

To assistin answering the following questions refer to the guidance
notes for further information on when there is a reasonable
Nikelihood that any Important biodiversity or geological o . - 1IN
conservation features may be present or nearby and whether ke PUNDRANT  COUNTIC IN N
they are likely to be affected by your proposals i
Having referred to the guidance notes, is there a reasonable o :
. ! he sit 17 Yes No

liketihood of the followlng being affected adversely or conserved Is the site currently vacan E/ N ‘
and enhanced within the application site, or on Jand adjacent to If Yes, please describe the last use of the site: :
or near the application site?

a) Protected and pricrity species: founmey INN
[[] Yes,on the deveiopment site ,

D Yes, on land adjacent to or near the proposed developmant
[Z/ No When did this use end {if known})?

DO/MMAYYYY e WAEE
{date where known may be approximate] Ut 2019

b) Designated sites, important habitats er other blodiversity

features: | Poes the proposal involve any of the following?
. If yes, you will need to submit an appropriate contamination
[ Yes,an the development site assessment with your application

, on land adjacent to or nearth sed devel i
[j ves, on land adjace nearthe proposed cevelopment Land which is known to be contaminated? DYES m :

A No

. e . Land where contaminaticn Is ]
¢} Features of geological conservation importance: suspected for all or part of the site? D Yes La’ No [

[ ] Yes, on the development site
A proposed use that would

D Yes, on land adjacent to or near the proposed development || b particularly vulnerable o
No 1o the presence of contamination? [ ves [ANo !
\, J \. s
I r : ™ E
(15. Treesand Hedges 16. Trade Effluent ]
Are there trees or hedges on the Does the proposal involve the need to

proposed developrment site? D Yes [Z’No dispose of trade effluents or waste? [:i Yas o
And/or: Are there trees or hadges on land adfacent to the If Yes, please describe the nature, volume and means of disposal
| progosed development site that could Influence the of trade effluents or waste !

development or might be important as part
of the local landscape character? [] ves [Zf”c
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 autherity Ha
Tree Survey is required, this and the accompanying plan should be
submitted alongside your application. Your ocal planning
authority should make clear on its website what the survey should
contain, in accordance with the current '855837: Trees In relation to _
| constructlon - Recommendations”. ‘ J L _ J)
SDETe: 2010-05- 12 25 ERuision: 2999 § 1




\.

(17. Residential Units {including Conversion) '
Does your proposal include the gain, loss or change of use of residential units? ms, [] No
If Yes, please complete details of the changes in the tables balow: , g
Prapased Housing Existing Housing
Market Not Number of Bedrooms Total ||| Market Not Number of Bedrooms Total
Housing known| 1 | 2 | 3 |4+ [Unknown Houslng known| 1 | 2 | 3 [ 4+ lUnknown
Houses O k! 2 1 Houses O]y
Flats and maisonettes| [] Flats anc maisonettes| [
Live-wark units O Live-werk units N
Cluster flats O Cluster flats ]
Sheltered housing O I| Sheltered housing O
Bedsit/studios O Bedslt/studios ;
Unknown type O Unknown type [}
Totals(a+b+c+dte+f+gl= | 2 Totals(a+b+e+d+e+frg= | |
Houses 0 Houses |
Flats and maisonettes| [ , Flats and malsonettes| [
Live-work units O Live-work units O
Cluster flats | Cluster flats O 1
Sheltered housing 0 Sheltered housing O
Bedsit/studios O Bedsit/studios [
Unknown type I Unknown type |
Totals(c+b+c+d+e+fig)l= Totalsfa+b+cid+e+fig=
intermediate krr:g)\rm ; Nl;mhe;of azfmg:?(iown Togl Intermediate krﬁ:%n 3 Nuzmbe;of B:—?mlj:;:lown Total
Houses [ Houses [
Flats and malsonettes| [ Flats and maisoneties: [
Live-work units | Live-work units |
Cluster flats O Cluster flats Ol o
Sheltered housing O Sheltered housing O
Bedsi/studios | [ Bedsit/studios O
Unknown type 0 Unknown type O
Totalsfe+b+c+d+etfigl= Totals{a+btc+d+e+ftgl=
Key worker ) r?loo:: o Nuzmlzter3 of B;Erog:;; — Total Key workes ’ ria\’ot:r':' = Nuzmbe; of ngmjrﬁi - Total
Houses 0 Houses 0
Flats and maisonettes| [ Flats and malsonettes| [
Live-work units i1 Live-work units ]
Cluster flats [ﬁ Cluster flats J
Sheltered housing 0 Sheltered housing O
Bedsit/studlos O Bedsit/studios O
Unknown type ] Unknown type 0]
Totalsfo+ b+c+d+e+figl= Totals{a+b+c+d+e+ftgi=
Tota! proposed resldentialunits  (A+B+C+D)= | 3 ] ] Total existing reslidential units (E+F+ G+ H)= l { J
TOTAL NET GAIN or LOSS of RESIDENTIAL UNITS (Proposed Housing Grand Total - Existing Housing Grand ‘Totai):! ‘-é

o

SDares 201009 10 BS SRevison 20595
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- ™
(18. All Types of Development: Non-residential Floorspace
Does your praposal involve the loss, gain or change of use of non-residential ficorspace? Q’(es D Mo
If you have answered Yes to the question above please add details in the following table:
= | Existing gross | Gross Internal floorspace | Total gross internal Net additional gross
Use class/type of use B intemnal to be lost by changeof | floorspace proposed interna floorspace
~'5| floorspace use or demoliition {Including change of following development
2 2i(square metres) (square metres} usej(square metres) [square metres)
Al Sheps ]
Net tradable area: O
Financlal and
A2 professional sarvices N
A3 | Restaurants and cafes | [
A4 |Drinking establishments| [] | pz 2 .@ 2 €53-Em>
A5 Hot food takeaways | [
B1(a) | Office {otherthan A2) | [] ;
Research and 3
B1 () development O _
B1(c) Light industrial ]
B2 Generalindustrlal | [
B8 | Storage or distribution | [}
Hotels and halls of :
<1 residence O 46 b mz‘ 420-b m? E
€2 | Residential institutions | [ |
Non-residential
D1 institutions O '
D2 | Assemblyand leisure | []
OTHER 7] i
Please !
Specify Ll |
. 3, [
Total | 03%-uondi 1,334 -4Om
In addition, for hotels, residential institutions and hostels, please additionally indicate the loss or gain of rooms
Use Not Existing rooms to be lost by change | Total rooms proposed (including ; i
class | 1ypeofuse applicable of use or demolition _ changes of use) Net additional rooms ;
€1 Hotels O (3 i
Resldential o
2| institutions O :
OTHER [} 5
Please [ ;
| [Specify ) :
/- Yo
19. Employment N i
Please complete the following information regarding employees: 1
. ' . Totzl full-time :
Full-time Part-tmle_ equivalent
Existing employees ;
Proposed employees i’
\ o~
’: " ™
20. Hours of Opening NG :
I
Please state the hours of opening for each non-residential use proposed :
L . Sunday and
F User ) Monday to Friday Saturday Ba:; K gfl% ovs Not known |
! i =
= : 7
. N
21, Site Area
Please state the site a2rea in hectares (ha) [ 0-33 Ho } J

$0ate 201T-15-10 15 SRevivion: 2999 5



(22. Industrial or Commercial Processes and Machinery

Plezse describe the activities and processes which would
be carried out on the site and the end products including
plant, ventilation or air conditioning. Please include the
type of machinery which may be installed on site;

Is the proposal a waste management development? [ | Yes @ﬁo
if the answer is Yes, please complete the following table:

[

The total capacity of the vold in cubic metres, . .
including engineering surcharge and making no Max;hmrgr:lx ?]nm;a_i c;pe;at;onai
allowance for cover or restoratlon material (or o |itr§5. l?:‘l‘ ’r.: d?:: sie)
tonnes if solid waste or litres if liquid waste) Quic wa

Inert landfill

Non-hazardous landfill

Hazardous [andfill

Energy from waste incineration

Other incineration

Landfill gas generatlon plant

Pyrolysis/gasification

Metal recycling site

Transfer stations

Materlal recovery/recycling facilitles (MRFs)

Household civic amenity sites

Open windrow composting

In-vessel composting

Anaerobic digestion

Any comblned mechanical, biological and/
orthermal treatment (ME

Sewage treatment works

Other treatment

Recycling facllities construction, dernoiition
and excavation waste

Storage of waste

Cther waste management

[ s} oo} )i ] ]

Other developments

Please provide the maximum annual operational throughput of the following waste streams:

Municipal

Construction, demolltion and excavation

Commercial and industrial

Hazardous

if this is a landfill application you will need to provide further Information before your appliction can be determined Your waste
|_planning authorlty should make clear what information it requires on Its website.

(23. Hazardous Substances

Does the proposal involve the use or storage of any of
the following materials in the quantities stated below? D Yes B/NO

If Yes, piease provide the amount of each substance that is Involved:

’:I Ethylene oxide (tonnes) l:' Phosgene {tonnes)
Ammonia (tonnes) I ! Hydrogen cyanide (tonnes) :’ Sulphur dioxide (tonnes)

[_] Notapplicable

Acrylonitrile {tonnes)

Liguid oxygen {tonnes) I:' Fleur {tonnes)

Liguid petroleum gas (tonnes) l ’ Refined white sugar {tonnes)

Bromine (tonnes)

il

Chlorine {tonnes)

Other: ' Other: li

Amount (tonnesk l | Amount (tonnes); l
L%

Sate: 2510-09-10 #5 SReviuton: 2695 5
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(24, Ownership Certificates

which the application relates
Signed - Applicant:

One Certificate A, B, C, or D, must be completad, together with the Agricultural Holdings Certificate with this application form

CERTIFICATE OF OWNERSHIP - CERTIFICATE A

Town and Country Planning (Development Management Procedure) (England) Grder 2010 Certificate under Article 12
1 certify/The applicant certifies that on the day 21 days before the date of this application nobody except myself/ the applicant was the
oWner (owner is a person with a freehold interest or leasehold interest with at least 7 years left to run) of eny part of the fand or building to

Crsigned - Agent:

Date {DD/MMIYYYY):

O, Fhund %

obf 02012

CERTIFICATE OF OWNERSHIP - CERTIFICATEB

Town and Country Planning (Development Management Procedure} (England) Order 2070 Certificate under Article
| certify/ The applicant certifies that | have/the applicant has given the requisite notice to everyone glse (as Hsted below) wher®n the day
21 days before the date of this application, was the owner (owner is 2 person with a freehold interest or leasehoid irterest
feft to run) of any part of the land or building to which this application refates

ot least 7 years

Name of Owner Address _~~ | DateNatice Served
/
///
//
~
-
Signed - Applicar Or signed - Agent: Date (DD/MMAYYYY):
/ :i
e l

| certify/ The applicant certifies that:

been unable to do so
The steps taken were;

CERTIFICATE OF OWNERSHIP - CERTIFICATE C

Town and Country Planning {Development Management Procedure) (England} Order 2010 Certificate under Article 1

. Neither Certificate A or B can be issued for this application
a All reasonable steps have been taken to find out the names and addresses of the other owners (owner is @ perso
interest or feasehold interest with at least 7 yeors feft to run Jof the land or building, or of a part of it , but | have/

e applicant has

Name of Owner

Address

Date Notice Served

e

e

Notice of the application h
{circulating In the area

een published in the following newspaper
re the land is siiuated):

pd

On the following date {(which must not be earlier
than 21 days before the date of the application):

Signed - Py{ﬂfcant:

Or signed - Agent:

Date (DD/MM/YYYY):

/

h

SDate2 010-09-10 03 SRevislon 2095 5




)

(24. Ownership Certificates (continued) )
CERTIFICATE OF OWNERSHIP - CERTIFICATED
Town and Country Pianning (Development Management Procedure) (England) Order 2010 Certificate underArticle 12
| certify/ The applicant certifies that: -
. Certificate A cannot be issued for this application -~
. All reasonable steps have been taken to find out the names and addresses of everyone else wheron the day 21 days before the

date of this appiication, was the owner (owner is a person with a freehold interest or leasehoidTnterest with at feast 7 years left to run )
of any part of the land to which this application relates, but | have/ the applicant hpstéan unakle to do so

The steps taken were: /

Notice of the application has been published in ollowing newspaper
{circulating in the area where the land is situafed):
=

On the following date (which must not be earlier
than 21 days before the date of the application):

i

-
L
Signed - Apglicang~" Or signed - Agent: Date (DD/MM/YYYY):
o
= J
\

(25, Agricultural Land Declaration
AGRICULTURAL LAND DECLARATION
Town and Country Planning (Development Management Procedure) (England) Order 2010 Certificate under Article 12
Agricuttural Land Declaration - You Must Compiete Elther Aor B

{A) None of the land to which the application relates is, or is part of, an agricultural holding
Orsigned - Agent: Date (DD/MM/YYYY):

T Co FU(a/p“i[ 2012

(B} I have/ The applicant has given the requlsite notice to every person other than myself/ the applicant who, on the day 21 days
before the date of this application, was a tenant of an agricultural holding on all or part of the land ta which this application relates,

Signed - Applicant:

T

as listed below:; -
Name of Tenant Address Date Notjce-5€ived
-ﬂ’/
///-
/"
//
— =
.’/
/
Signed - Appiicag/ Orsigned - Agent: Date {DD/MM/YYYY):
’/ - -

0 / : J/

(26. Planning Application Requirements - Checklist
Please read the following checkilst to make sure you have sent zll the information In support of your proposal Failure 10 submit all
information required will result In your application being deemed invalid It will not be considered valid untll all information required by

the Loral Planning Authority has been submitted

The original and 3 copies of other plans and drawings or
information necessary to describe the subject of the application:

=

\.

The original and 3 coples of a completed and dated The correct fee: v
appiication form: B/
. . L . The original and 2 copies of a design and access statement,
The original and 3 copies of the plan which identifles if required (see help text and guidance notes for detalls):
the land to which the application relates drawn to an X
identified scale and showling the direction of Nerth: The original and 3 copies of the completed, dated
Ownership Certificate {A, B, C, or U - as applicable): g

The originai and 3 copies of the completed, dated
Article 12 Certificate {Agricuitural Holdings):

or

7

SOater 2016-09-10 #5 SRevition 2959 5



(27. Declaration
I/we hereby apply for planning permission/consent as described in this form and the accompanying plans/drewings and additional
information .
Signed - Applicant: Or signed - Agent: Date {[DD/MMYYYY):
s s
‘ . {date cannot be
Canile 06/n2/10(2 | pre-application)
~ 1 I J
’ - N " =\
28. Applicant Contact Details 1{29. Agent Contact Details
Telephone numbers Telephone numbers
Extension Extension
Country code:  National number: numben Country code:  National number; number:
L (200 L2 2010
Country code:  Moblle number (optional): Country code:  Mobile number (optional):
J CI9H] G650
Country 59@12:_ Fax number (optional): Country code:  Fax number (optional):
| 0100 quz1btle
Email address (opticnal): Email address {optional):
quiy ey & ghtowling wo Kk
\, vy ] Fi ] - v
. " N
(30, Site Visit
Can the site be seen from a public road, public footpath, bridleway or other public land? B’ﬁs L__| No
If the planning authotity needs to make an appointment to carry . i i f
out a site visit, whom should they contact? {Fease select only one) IE’A/QEM D Applicant D gé:ﬁ;};;ﬂggﬁgg dr:tr;"tsr;e
If Other has been selected, please provide:
Contact name: Telegphone number:
Email address:

-

5Dale: 10 03 10 45 SRevison 29594




Proposed demolition of redundant public house & hotel & construction of three replacement
residential dwellings at The Moorcock Inn, Slaidburn Road, Waddington, BB7 3AA~

320120819°P

\&

Q)
Moorcock Inn =
(PH)

[

-—

>3

[\ o

(@]

QO
R — 1 e

247.5m

T

o [ -

Ordnance Survey (¢) Crown Copyright 2012, All rights reserved. Licence number 100020449

Existing Location Plan 1:1250

Notes:

#1 work Is to be camrled out to the latest current Brilish standand
Codes of Practice and recognised working practices. All work and
materlals should comply with Health and Safety legislation. All
dimensions are in milimetres except where explicitly shown

Drawing No: Tho/190/1484/07

Rt S 5 Project: L otherwise. The contractor should check and certify all dimensions as
Gery Hoerly Associates Proposed demolitlon of redundant public house & | work prosesds and notify the architect of any discrepencies. Do not
hotel & construction of 3x replacement residential | scale off the drawings, if in doubt ask.
Chartered Surveyors dwellings at
4 The Moorcock Inn Client; Messrs Thomber Drawn: AJM

& - 8 Church Street Shaidburn Road

Clitherog Waddington

Lancashire BB7 2DG BB7 3AA

Date: 3,212 . Scale: 1:1250
T: 01200 442301

F: 01200 442976 - . .
Email: info@ghaontine.co.uk Title: Existing location plan Amendments:




: 4 4 9 PS Church Street
2 0 : I Clitheroe

R Lancashire

BBY 2DG

Tel: 01200 442301

Fax: 01200 442976

www.ghaonline co. uk

www ruralpropertydsale.com
email: info@ghaonline.co.uk

DESIGN AND ACCESS STATEMENT

IN RESPECT OF A FULL PLANNING
APPLICATION FOR THE DEMOLITION OF A
REDUNDANT PUBLIC HOUSE AND HOTEL
(INCORPORATING A RESIDENTIAL FLAT) &

THE ERECTION OF THREE DETACHED
DWELLINGS

AT

THE MOORCOCK INN, SLAIDBURN ROAD,
WADDINGTON, CLITHEROE, BB7 3AA

Prepared by: Jennifer Hindle
Our Client: Messrs S & A Thornber
Our Ref: Tho/180/1484/GH

~Date: ~August2012 -




L Us 320°208139P

11 The proposed development is for the demolition of The Moorcock Inn
and the erection of three detached dwellings and garages and the
creation of garden areas on the site of the pub and car park. The
proposed dwellings once built would be available for sale on the open

- market and will help contribute to fulfilling the housing requirement
within the Borough.

1.2 Part of the application site was subject to an earlier application which
proposed the conversion and redevelopment of the existing buildings
on the site to form three private residential properties. This was under
application number 3/2012/0356 and it was approved with conditions on
6™ August 2012. Clearly the principle of three large dwelling at the site
of The Moorcock Inn has been established The approved scheme did
not include the car park area which would as a consequence remain as
a vacant parcel of brown field land.

2. Amount

2.1 The proposal will see the creation of three detached family dwellings,
each of which will have a detached double garage and a family annexe
at the first floor. The total external footprint of the existing buildings is
988m* The approved conversion and redevelopment of the site into
three private residential properties has a total external footprint of
791.4m?, which includes the detached double garages. The total
external footprint to which this proposal relates is 1,105m? which
includes the double garages.

2.2 Although the footprint of the development on the site would increase as
a consequence of the approval of the proposed scheme the
development would be spread across an application site which extends
to 1.8 acres whereas the existing built form is a single mass of
development located on a parcel of land extending to 0.54 acres.

2.3 The external footprint for Plot 1 in the approved scheme is 152m?, and
the detached double garage has an external footprint of 51.2m? The
external footprint for Plot 1 in the proposed scheme will be 304.8m2 and
the detached double garage will have an external footprint of 70.1m?

2.4  The external footprint for Plot 2 in the approved scheme is 232.9m?,
and the detached double garage has an external footprint of 51 2m?
The external footprint for Plot 2 in the proposed scheme will be 284m?
and the detached double garage will have an external footprint of
70 1m?

2.5  The external footprint for Plot 3 in the approved scheme is 252.9m2,
and the detached double garage has an external footprint of 51.2m2
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The external footprint for Plot 3 in the proposed écheme including the
area of the attached double garage will be 366m?2

The plans that have been included indicate the level of accommodation
that will be provided within each property which will be spread out over
a basement, ground, first and second floors, with the second floor
accommodation formed within the roof space. The basement will
comprise a swimming pool, sauna, shower room with changing areas,
WC, games/gym room, cinema room, wine store and separate general
store room. The ground fiocor will comprise an entrance hall with cloak
and WC area off, open plan family room incorporating a sitting area
and a Kitchen with breakfast dining with utility room off, drawing room,
dining room with a music/library room. The first floor will comprise three
double bedrooms, all with separate en-suites and robbing areas. The
second floor will comprise two double bedrooms both with en-suites
and walk in wardrobe. In addition to the above each property is to have
a double garage which will provide additional living accommodation at
first floor which is to be constructed within the roof space to each of the
garages. The ground floor will comprise, double garaging space, utility
room, WC, boot room & services cupboard at ground floor. At first floor
there will be a double bedroom with en-suite and walk in wardrobe, with
a sitting/living space.

We consider that the amount of development that is proposed in this
application is acceptable in respect of the extent of development
currently on site, the extent of development currently approved which
has established the principle of three dwellings on site and the fact that
the development sees the reuse of a large car park and spreads the
development over a larger area so that it can be well landscaped.

Layout

We consider that the layout put forward in the current proposal will
provide an improvement on the layout of the development that was
approved under the previous application, for the conversion of the
existing buildings. The construction of three detached dwellings will in
our opinion and in the opinion of our client’s landscape architect reduce
significantly the visual impact that the application site has on the
surrounding area. The main reason for this is that it will result in the
removal of the solid mass of buildings that the existing arrangement
and approved conversion scheme have immediately adjacent to the
public highway. The proposed new build dwellings will be built further
into the site, reducing the visual impact of the site when viewed from
the public highway. The current property suffers from the effects of
large heavy goods vehicles associated with the local quarry, which
cause ground movement and vibrations within the existing buildings
and moving the dwellings away from the road will reduce this impact,
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In addition to the above, the layout put forward by this proposal will
improve the visibility splays along the public highway for cars leaving
the application site, therefore improving the safety for cars leaving the
application site.

The exact layout of the scheme can be seen on the plans submitted

- with this planning application; however each of the properties will be

constructed with its own private gardens to the front and rear.

The repositioning of the dwellings on site will enable a landscaping
scheme to be implemented which will see planting taking place
alongside the public highway.

Scale

We consider the scale of the proposed development to be appropriate
for the site and its surroundings. The scale of the proposed
development has been largely influenced by the layout within the
approved scheme and is considered necessary in order to provide
modern day residential accommodation

Whilst we acknowledge that under the current proposal there is a
117m?, increase in the amount of built form when compared to The
Moorcock Inn; however we consider this increase to be modest and
appropriate given the size of the application site and the type of
properties proposed. The principle of demolishing an existing dwelling
and constructing a larger replacement has been established by the
Council.

The new properties will be constructed with the same eaves and ridge
heights which will be 6.2m and 10.82m respectively. Whilst there is a
modest increase in the eaves height put forward by this proposal there
is a larger increase in the overall ridge height The increase in the
overall ridge height has been kept to a minimum by minimising the
width of the properties, and by constructing the second floor
accommodation within the roof space. We alsc consider that given the
design and external appearance of the new properties, to construct
them with shallower roof pitches would detract from the visual
appearance and overall quality of the completed development.

Landscaping

An outline of the landscape proposals for the site is included with the
application together with a visual impact assessment. It is intended that
the external boundaries are formed with 1.2m high stone faced walls,
and garden boundaries are to be formed with 1.8m high timber close
boarded.
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As can be seen the scheme will also see a significant increase in the
amount of garden and landscaped areas with planting and landscaping
proposed to be inserted in between each property and along the public
highway in a dedicated landscaped strip. In addition to this the amount
of surface run off from rain water will be reduced through an increased
surface area of free draining surfaces.

Appearance

The site is located within the Forest of Bowland AONB and the
proposed materials have been very carefully chosen in order to protect
and conserve the character of the surrounding area. We feel that the
proposed materials that will be used in the construction of the detached
dwellings are typical of those used in other dwellings within the
countryside and will respect and enhance the character of the
surrounding AONB. We also consider that the current proposal wil
provide an improvement on the design and quality of properties
approved in the approved conversion scheme

The walls will be constructed from random stone with stone quoins at
the principal corners. The gable walls will be taken up above the main
pitch line of the roof to form a small parapet, which will be capped with
stone copings. The roofs are to be clad with natural blue slate. The
windows and doors are to be of light oak PVCu coloured frames sat
within stone surrounds.

There will be the integration of environmentally friendly methods of
construction within the proposed development with the inclusion of
photovoltaic panels which will generate electricity for each of the
dwellings.

Access

The existing vehicular access is to be retained which will give access to
private drives and garages at the rear/side of the proposed properties.

The proposed external and internal circulation details will be in line with
the requirements of the building regulations and the details of which
would need to be subject to approval by a building control body, prior to
any works commencing on site.

'S
Slgned<?
Jennifer Hindle BA (Hons)

(For and on behalf of Gary Hoerty Associates)

.................................
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INTRODUCTION AND BACKGROUND INFORMATION

Gary Hoerty Associates has been instrucied by Messrs Thornber to
submit a planning application on their behalf for the proposed
demolition of The Moorcock Inn and the erection of three detached

dwellings on the site of The Moorcock Inn and the adjoining car park.

This planning application follows a recent planning application,
application number 3/2012/0356, for the proposed conversion and
redevelopment of a redundant public house and hotel with conference
facilities, into three private residential properties, which was approved
on 6 August 2012

This planning application has been submitted as it is considered to be a
much more viable proposition for the redevelopment of the site which in
a depressed market we believe will have some prospect of coming to
fruition. We are also firmly of the opinion that this proposal will have far
less visual impact than the existing development or the approved
redevelopment scheme and will provide an improvement {o the
attractiveness of the AONB.

We will consider in this Planning Statement the proposed development
in more detail providing a review of the planning history of the site,
outline the development proposal, assess the development site and
review the relevant planning policies and guidance, and set out why we
believe the application conforms to the national and local planning
policies, and why the application should therefore be looked upon
favourably.

PLANNING HISTORY

Application Number 3/2012/0356 was for the proposed conversion and
redevelopment of a redundant public house and hotel with conference
facilities, into three private residential properties. This application was
approved with conditions on 6 August 2012.

Application Number 3/2003/1021 was for the creation of French doors
to the front and rear elevations. The application was withdrawn on
01/12/2003.

Application Number 3/1999/0343 was for the renewal of permission for
the extension to form a new entrance, 14 bedrooms and conference
facilities. The application was withdrawn on 20/07/1999.

Application Number 3/1 895/0462 was for the extension to rear to form
lounge, bar and toilets and bedrooms over The application was
approved with conditions on 27/11/1995.
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Application Number 3/1991/0562 was for a single storey side extension
and alterations to provide a lounge. The application was approved with
no conditions on 04/10/1991.

THE DEVELOPMENT PROPOSAL

The proposed development is the demolition of The Moorcock Inn and
the subsequent erection of three new build detached dwellings,
garages and the creation of garden areas. Permission for this
development is sought as a preferable and commercially viable
alternative to a recently approved scheme for the conversion and
redevelopment of a public house and hotel into three residential
dwellings. The proposed development would not result in the creation
of any more dwellings than have already been approved.

The plans that have been included indicate the level of accommodation
that will be provided within each property which will be spread out over
basement, ground, first and second floors, with the second floor
accommodation formed within the roof space. The basement will
comprise a swimming pool, sauna, shower room with changing areas,
WC, games/gym room, cinema room, wine store and separate general
store room. The ground floor will comprise an entrance hall with cloak
and WC area off, open plan family room incorporating a sitting area
and a kitchen with breakfast dining with utility room off, drawing room,
dining room with a music/library room. The first floor will comprise three
double bedrooms, all with separate en-suites and robbing areas. The
second floor will comprise two double bedrooms both with en-suites
and walk in wardrobe. In addition to the above each property is to have
a double garage which will provide additional living accommodation at
first floor which is to be constructed within the roof space to each of the
garages. The ground floor will comprise, double garaging space, utility
room, WC, boot room & services cupboard at ground floor. At first floor
there will be a double bedroom with en-suite and walk in wardrobe, with
a sitting/living space.

Each dwelling will have a detached double garage with annexe
accommodation over and will have parking and turning areas and good
sized garden areas.

The scheme fo create three new detached dwellings will replace the
large mass of existing incongruous development that is highly visible
being located immediately adjacent to the public highway. The three
new dwellings will be spread out across the development site which
includes the car park and the completed development will result in
dwellings that are well proportioned in terms of the size of plot that they
occupy and will maintain the open nature of the bulk of the site while
removing the unatiractive mass of development from the roadside.
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The application site comprises a range of buildings which form The
Moorcock Inn together with a large car park and is situated within two
miles of the centre of Waddington village and approximately 3.5 miles
from the village of Slaidburn. The site extends to approximately 1.8
acres or thereabouts whereas the site of the previous application was
only 0.54 acres and did not include the car park area.

THE APPLICATION SITE

The site is located in a rural area and is within the Forest of Bowland
Area of Outstanding Natural Beauty as designated within the Ribble
Valley Districtwide Local Plan (Adopted 1998)

The application site is located on rising ground adjacent to Slaidburn
Road and has a view south towards Pendle Hill and the Ribble Valley.
The levels rise gently across the site from south tc north and east to
west. There are two dwellings within quite close proximity of the
application site one to the west and one to the south west otherwise
there are few other buildings or properties within approximately 500m
of the site.

PLANNING CONSIDERATIONS
General

Local planning authorities are required to determine planning
applications in accordance with the statutory development plan unless
material considerations indicate otherwise. The statutory development
plan with regard to the application comprises the saved policies of the
Ribble Valley Districtwide Local Plan (Adopted 1998). The current local
plan is thirteen years old and there is more up to date national policy
which will be relevant when considering applications for development.

The relevant national policy is the National Planning Policy Framework
(NPPF) which was adopted in March 2012.

The relevant policies of the Local Plan are Policy G1 which is a general
policy that applies to all development proposals; Policy G5 which is a
policy dealing with development outside the main settlement
boundaries; Policy G8 which deals with environmental considerations;
Policy ENV1 which is a policy dealing with development in an Area of
Qutstanding Natural Beauty; Policy ENV24 which deals with renewable
energy,; Policy H2 which is a policy dealing with dwellings in the open
countryside and Policy H14 which deals with replacement dwellings
outside of settlement boundaries.

We set out below exiracts from the relevant documents and assess the
application against all the appropriate policies and guidance.
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MNational Planning Policy
National Planning Policy Framework (NPPF)

The adoption of the National Planning Policy Framework in March 2012
means that it is now the main national planning policy guidance
influencing planning decision making and replaces a substantiai
number of documents previously in place. The National Planning Policy
Framework sets out the Government's planning policies for England
and how these are expected to be applied, it sets out the Government's
requirements for the planning system only to the extent that it is
relevant, proportionate and necessary to do so.

Paragraphs 11 — 16 of the NPPF highlight the presumption in favour of
sustainable development confirming that planning law requires that
applications for planning permission are determined in accordance with
the development plan unless material considerations indicate otherwise
and that the NPPF does not change the statutory status of the
development plan as the starting point for decision making. It makes
clear that proposed development that accords with an up to date local
plan should be approved and that proposed development that conflicts
should be refused unless other material considerations indicate
otherwise. It also highlights the desirability of local planning authorities
having an up to date local plan in place. We have demonstrated below
that the proposed development does accord with the relevant saved
policies of the local plan. Importantly, paragraph 14 of the NPPF states:

At the heart of the National Planning Policy Framework is a
presumption in favour of sustainable development, which should be seen as a
golden thread running through both plan-making and decision-taking

For plan-making this means that:

o local planning authorities should positively seek opportunities to meet the
development needs of their area;

o« Local Plans should meet objectively assessed needs, with sufficient flexibility
to adapt to rapid change, uniess: '

— any adverse impacts of doing so would significantly and demonstrably
outweigh the benefits, when assessed against the policies in this
Framework taken as a whole; or

— specific policies in this Framework indicate development should be
restricted

For decision-taking this means:

« approving development proposals that accord with the development plan
without delay, and




320120813P

« where the development plan is absent, silent or relevant policies are out of
date, granting permission unless.

— any adverse impacts of doing so would significantly and demonstrably
outweigh the benefits, when assessed against the policies in this
Framework taken as a whole; or

- specific policies in this Framework indicate development should be
restricted

5.2.3 Paragraph 14 clearly spells out the Government's presumption in
favour of allowing sustainable development unless the adverse impacts
of doing so would be very significant. The Council's local plan was
adopted in 1998 some fourteen years ago and as a consequence some
of the policies will inevitably be out of date, there is a clear and
unequivocal presumption set out in the NPPF in favour of approving
sustainable development. There are no adverse impacts in respect of
the development that is proposed in this case. In fact, the proposed
development will remove what has become a large incongruous series
of buildings replacing them with three separate buildings in landscaped
grounds which would undoubtedly enhance the attractiveness of the
area.

5.2.4 Paragraph 15 states:

“Policies in Local Plans should follow the approach of the presumption
in favour of sustainable development so that it is clear that
development which is sustainable can be approved without delay. Al
plans should be based upon and reflect the presumption in favour of
sustainable development, with clear policies that will guide how the
presumption should be applied locally.”

5.2.5 It would appear to follow that where local plan policies do not support
sustainable development then there is a clear argument that they
should be considered out of date.

52.6 The Government's commitment to securing economic growth and to
create jobs and prosperity is confirmed at paragraph 18 which states:

The Government is committed to securing economic growth in order fo
create jobs and prosperity, building on the country’s inherent strengths,
and to meeting the twin challenges of global competition and of a fow
carbon future.

5.2.7 There is an emphasis highlighted in paragraph 19 that planning should
operate to encourage and not act as an impediment to assist
sustainable economic growth. Local planning authorities are required
to plan proactively to meet the development needs of business and
support an economy fit for the 21st Century



528 Section 3 of the NPPF is headed “Supperting a Prosperous Rural
Economy” and paragraph 28 identifies that planning policy should
support economic growth in rural areas in order to create jobs and
prosperity by taking a positive approach to sustainable new
development. The proposed development will create the possibility of
work for local building companies and will therefore help to support the
local rural economy and the families that wili reside in the three
proposed dwellings will spend money in the local area further assisting
the local economy.

5.2.9 Section 6 of the NPPF is headed ‘Delivering a wide choice of high
quality homes™ and sets out the Government's policy in respect of
housing delivery. There are various relevant paragraphs within Section
6 which we will quote and comment upon below.

5.2 10 Paragraph 47 highlights a requirement that local planning authorities
should boost significantly the supply of housing. In this case the
proposed scheme will deliver no more houses than the approved
scheme; however the development opportunity will be commercially
viable whereas we do not cansider the proposed redevelopment of the
existing buildings to be commercially viable, therefore in terms of
deliverability the proposed new build dwellings will be considerably
more deliverable than the approved dwellings.

5.2.11 Paragraph 49 states:

Housing applications should be considered in the context of the
presumption in favour of sustainable development. Relevant policies for
the supply of housing should not be considered up-fo-date if the focal
planning authority cannot demonstrate a five-year supply of deliverable
housing sites.

5.2.12 The development of three new build dwellings is no less sustainable
than the approved redevelopment scheme and both schemes will result
in the same number of dwellings on site. The development will take
place on previously developed land as defined in the NPPF.

5.2.13 Paragraph 50 states that a wide choice of quality homes should be
delivered and that there should be provision for people wishing to build
their own home, the approval of this application would enable
individuals to acquire a plot and build their own home unlike most of the
development that is being approved in the Borough which will be
developed by house building companies This paragraph also refers to
the size type and tenure of housing to suit each location and we
consider that the proposed dwellings are more appropriate to the
location than the approved redevelopment scheme.

5.2.14 Annexe 1 of the NPPF provides guidance on the implementation of the
policies in the framework which are applicable from the day of
publication and clearly identifies that for the purpose of decision taking

=
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the policies in the local plan should not be considered out of date
simply because they were adopted prior to the publication of this
framework. However it goes on to state that the policies contained in
this framework are material considerations which local planning
authorities should take into account from the day of its publication and
that plans need io be revised to take into account the policies in the

~ framework. It goes on to state that for twelve months from the day of

publication decision-takers may continue to give full weight to relevant
policies adopted since 2004 where development plan documents are
adopted in accordance with the Planning and Compuisery Purchase
Act 2004 even if there is a limited degree of conflict with the framework.
In other cases and following this twelve month period due weight
should be given to relevant policies in existing plans according to their
degree of consistency with this framework; (the closer the policies in
the plan to the policies in the framework, the greater weight that may
be given). This is therefore of particular relevance when discussing the
planning application in the context of the saved policies of the local
plan because these were adopted before 2004.

5.2 15 We consider that the proposal represents sustainable development and

therefore the National Pilanning Policy Framework fully supports the
approval of the proposed development.

New Homes Bonus Scheme

5.2.16 In addition to changes in policy, the Government has introduced a

5.3

9.3.1
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number of incentives to encourage new homes to be built. A key
incentive is to the New Homes Bonus Scheme whereby local
authorities are awarded a bonus council tax payment for six years on
completion of every new dwelling. Our clients’ proposal would clearly
support the Council in obtaining this additional bonus payment.

Regional Planning Guidance
Regional Spatial Strategy for the Northwest (2008)

The RSS was originally published in 2008 and its aim was to promote
economic growth, regeneration and build sustainable communities.
The importance and status of the RSS has recently been confirmed by
legal challenges which have now confirmed the status of the RSS as
part of the statutory development plan.

The RSS sets out a strategic planning and development framework for
the northwest region. This framework takes into account the needs of
the distinct areas across the region.

Policy L2 requires local authorities to develop an understanding of the
local and sub regional housing markets by undertaking strategic
housing market assessmenis. This is in order fo adopt a
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comprehensive approach to influence housing supply to achieve a
better match between supply and demand across all types, sizes,
tenures and values:

e [mprove the qualily of the region’s housing stock.

o Support the housing market, restructuring and renewal and
overcome the increasing issue of affordability and, finally,

» FEnsure the needs of the wider population, including housing need
in local areas.

Policy L4 requires local authorities to monitor and manage the
availability of land identified in plans and through development control
decisions in order to achieve the housing targets set out in table 7.1.
Table 7.1 sets out an annual average rate of 161 dwellings per year for
the Ribble Valley in order to meet a total net housing target of 2,900
over the period 2003 — 2021. At least 85% of the development is
expected to be delivered on previously developed land. The figures set
out at table 7 1 are not absolute targets and may be exceeded. The
annual targets are also expected to continue for some years after 2021.
The figure of 161 will in time be replaced by a figure that will be within
the core strategy and the Council has assessed the requirement to be
200 dwellings per year.

5.4 Local Planning Guidance

5.4.1

542
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Ribble Valley Districtwide Local Plan (Adopted 1998)

The Ribble Valley District Wide Local Plan was adopted in 1998. The
application site as shown on the local plan proposals map is located
within an area designated as an Area of Outstanding Natural Beauty.

General Policies

Policy G1

Policy G1 sets out general considerations for all development
proposals. It states that:

“Development proposals will be expected to provide a high standard
of building design and landscape quality. Development which does
so will be permitted unless it adversely affects the amenities of the
surrounding area.”

The policy contains a number of criteria which planning applications wilt
be determined against; these are set out below together with an
explanation as to why we consider the proposed development to
conform to each criteria. These are:

aj Development should be sympathetic to existing and proposed
land uses in terms of its size, intensity and nature.

10
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The development of three new build detached dwellings would see the
removal of the large mass of incongruous development that comprises
The Moorcock Inn and is located in the most visually prominent part of
the site immediately adjacent to the public highway. There is currently
an extant consent for three dwellings on part of the site and there will

- therefore be no intensification of residential use on the site as a

54.5
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consequence of the approval of the proposal and the development will
be spread across the site. We consider the use of the site for three
dwellings to be more sympathetic to the existing adjoining land use
than the previous use; there will be significantly less fraffic and noise
disturbance. We also consider that the current proposal will provide an
improvement on the approved conversion scheme, by reducing the
impact of passing traffic on the application site from large heavy goods
vehicles associated with the local quarry, which cause ground
movement and vibrations within the existing buildings.

b) The likely scale and type of traffic generation will be assessed in
relationship to the highway infrastructure and the proposed and
existing public transport network. This will include safefy,
operational efficiency, amenity and environmental
considerations

The Council have granted planning permission for the approved
scheme (Application Number 3/2012/0356) for the conversion and
redevelopment of a redundant Public House and Hotel with conference
facilities, into three private residential properties. The proposed
development for the demolition of these buildings and the erection of
three detached dwellings at the site will therefore not create an
increase in traffic generation from the approved scheme. The site has
already been considered acceptable in relationship to the highway
infrastructure and the proposed and existing public transport network
and is accepted that the previous use generated significantly greater
numbers of vehicle movements than three dwellings will generate. The
proposed use is more sustainable that the previous use.

c) Development should make adequate arrangements for car
parking.

The proposal will incorporate sufficient private car parking spaces in
line with national and local design guidance,

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

The site has already been considered to have a safe access which is
suitable to accommodate the scale and type of traffic likely to be
generated by three dwellings. It is considered that the proposal will
provide an improvement on the approved conversion scheme, by
relocating the build line of the dwellings further away from the edge of

11
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the public highway, thereby improving the visibility along Slaidburn
Road.

e) The density, fayout and relationship between buijldings is of
major importance. Particular emphasis will be placed on visual
appearance and the relationship to surroundings as well as the
effect of development on existing amenities.

The proposed scheme to create three new detached dwellings would
replace the large mass of incongruous development that currently
presents an unatiractive built up appearance on the roadside The
three new dwellings have been carefully designed to maintain the open
nature of the bulk of the site and will incorporate soft landscaping
around each of the proposed properties, to reduce the visual impact of
that they will have. As can be seen from the visual impact assessment
the proposed development will have significantly less visual impact
than either the existing buildings or the approved development.

The proposed dwellings will be well related to one another each set
within a decent sized plot and they also relate well to the immediately
adjoining dwelling

5.4 10 The proposed scheme will, we feel improve the visual appearance of

the site when viewed from the immediate vicinity and within the wider
landscape. The dwellings have been designed to incorporate materials
which are sympathetic to the local area and we consider that the
properties created by this proposal are of a high quality and design,
and will provide an improvement on both the existing buildings and the
approved redevelopment scheme.

5.4.11 QOur client’s proposal will also benefit the local economy as the existing

amenities within the villages of Waddington and Slaidburn will have an
increased customer base to serve.

f) Developments should provide adequate arrangements for
servicing and public utilities.

5.4 .12 The existing building is already served by mains electricity and water.

The approved scheme has incorporated environmentally friendly
methods of construction as part of the development, with a renewable
primary heating system of either a ground or air source heat pump. The
proposed dwellings will also be served by private foul drainage
treatment systems. The proposal also incorporates photovoltaic panels
which will generate electricity for each of the properties. We consider
that these services are adequate for the proposed development.

g) Developments should provide adequate daylighting and privacy.

5.4.13 We consider that the proposal incorporates adequate daylighting and

privacy. Private front and rear gardens will be provided to each

12
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property, with 1.8m high timber close boarded fences along property
boundaries. The construction of three detached dwellings will, in our
opinion, increase the amount of daylight to each of the properties in
particular to the rear gardens, and will be an improvement on the
approved redevelopment scheme.

| h) Materials used should be sympathetic to the characfer of the
area.

5.4.14 The materials specified within the current proposal are similar to those

approved under the application for the conversion of the buildings, and
as such we feel that the Council have deemed the materials specified
within the current proposal as appropriate. The proposed materials will
comprise natural blue slates to the roofs, natural sandstone to the
external walls, with windows and doors of light oak uPVC frames. The
design of the proposed new dwellings will also incorporate architectural
masonry dressings, including stone coping to parapet walls above the
main roofs, stone quoins to the principal corners, stone surrounds to
the fenestration and stone gable vents.

i) Developments should not resuit in loss of important open space,
including public and private playing fields.

5.4.15 There will be no loss of important open space as part of the proposed

development, and the Council have accepted through the planning
history of the site, that the creation of three dwellings on the application
site does not conflict with this policy.

§) Developments should not damage SSSI's, County Heritage
Sites, Local Nature Resetves or sites of nature conservation
importance.

5.4.16 The site is not within an SSSI, County Heritage Site or a Local Nature

Reserve or any other site of nature conservation and will not have a
negative impact on these. The Council have also accepted, through the
planning history of the site, that the creation of three dwellings on the
application site does not damage a site of nature conservation.

k) Developments should not require culverting, artificial channelfing
or destruction of a watercourse. Wherever possible water
courses should be maintained within a reasonable corridor or
native vegetation.

5.4.17 The proposal does not involve the diverting or culverﬁng of any

watercourse.

H Developments should be economic in the use of land, water and
aggregates and should not prejudice future development which
would provide significant - environmental and amenity
improvements. : '
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5 418 The proposed development will make use of previously developed [and
and is economic in its use of land.

m) Where it is the intention fo rely upon a private water supply,
developments should provide an adequate means of water
supply which will not derogate the existing users.

5.4.19 The proposed development will make use of the existing water supply.
Policy G5

5.4.20 Policy G5 sets out the criteria against which proposals outside the main
settlement boundaries and village boundaries will be determined. The
main policy consideration is that proposals are small in scale, as this is
needed to protect the countryside from inappropriate development. The
policy sets out five criteria to which development outside a main
settiement boundary will be granted and of this list our clients’ proposal
strongly conforms to the following:

i) Essential to the local economy or the social well being of the
area,
v) Other small scale uses appropriate fo a rural area which

conform to the policies of this plan.

5 4.21 We consider that our clients’ proposal conforms to the above as the
proposal will benefit the local economy as the existing services
provided within the villages of Waddington and Slaidburn will have an
increased customer base to serve. It is likely that the works to demolish
the series of buildings at the site and erect three detached dwellings
will be undertaken by a local building contractor and the proposal will
also therefore benefit the local economy in this way. The approved
scheme was for the conversion/re-development of The Moorcock Inn to
form three dwellings and the Council has in making this decision
demonstrated that the use of the site for residential purposes has been
met with approval and as such is considered an appropriate use for the
site. '

5.4.22 Below the wording of Policy G5 itself there are some explanatory notes
with regard to the reasons for the restrictive nature of the policy, these
state:

“the policy recognises the need to protect the countryside from
inappropriate devefopment. In doing so it must be accepted that the
couniryside is a working area and a source of many Ribble Valiey
residents’ fivelihoods  As such it is subject to change and fo
development pressures; if properly managed these can be
accommodated without harming the basic character of the area.”

14
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5.4.23 Cleary this highlights the fact that development is restricted in order to
protect the countryside from inappropriate development and therefore
development that may have a negative impact on the visual amenity of
the countryside. However, the development that is proposed in this
application will have significantly less visual impact than the existing
buildings that comprise the Moorcock Inn or the approved
redevelopment scheme They re-use a large area of previously used
land and turn this into landscaped areas which will support vegetation
that will soften the impact of the proposed development and whilst we
would argue that the proposed development does conform with
paragraphs (i) and (v) of Policy G5 in any event it certainly does not
result in an adverse impact on the countryside. In reality the
conversion and redevelopment of the Moorcock Inn is we believe a
non-viable commercial proposition in the current market, a market that
is not likely to improve for many years, and the proposed new build
development is much more likely to come to fruition and result in the re-
use of this redundant commercial site, which will deliver a significant
visual improvement fo the area. This development will happen more
quickly and therefore the proposed housing will become deliverable
which is also very important.

Policy G8
5.4.24 Policy G8 states:

“in its consideration of all development proposals the Council will take
fulf account of the need to (a} remove and reciaim contaminated land,
derelict and disused sites, which cause clear environmental damage,
for uses in accordance with the provisions of this plan.”

5.4.25 Clearly the application site is now derelict and disused and whilst the
scheme for redevelopment of three dwellings has been approved this
would still ieave the former car park and no proposals have been
approved for the re-use and reclamation of this area of land. We
consider that the circumstances relating to this development site, which
is located within the Forest of Bowland AONB, are relatively unique and
the development proposed in this application would re-use the whole of
the previously used land which would then result in visual
improvements fo the AONB as a consequence.

Policy ENV1

5.4.26 Policy ENV1 deals with development in the Area of Outstanding
Natural Beauty and states:

“The landscape and character of the Forest of Bowland Area of
QOutstanding Natural Beauty will be protected, conserved and
enhanced In addition development will also need to contribute to the
conservation of the natural beauty of the area. The environmental
effects of proposals wili be a major consideration and the design,
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malerials, scale, massing and landscaping of development will be
important factors in deciding planning applications. The protection,
conservation and enhancement of the natural environment will be the
most important considerations in the assessment of any development
proposal. Regard will also be had to the economic and social welfi-
being of the area”.

5.4.27 We consider that our clients’ proposal conforms to the above policy as
the proposed development for the demolition of the existing series of
buildings and the subsequent erection of three detached dwellings will
in our opinion significantly improve the visual appearance of the site
when viewed from the immediate vicinity and from more distant views.
The principle of developing three dwellings at the site has already been
established and this planning application proposes a scheme which will
improve the character and visual quality of the area which is the
principle requirement of Policy ENV1.

5.4.28 The scheme to create three new detached dwellings will replace the
large mass of unatiractive development that currently exists
immediately adjacent to the road side. The three new dwellings have
been carefully designed to maintain the open nature of the bulk of the
site. The scheme removes what has become a large incongruous
series of buildings and replaces it with three separate building masses
that are have a similar footprint to the existing buildings. It is also
considered that the building materials and the architectural style of the
existing buildings are not in keeping with the vernacular of other
buildings, within the immediate locality to the application site or the
wider borough. We consider that the proposal incorporates materials
that are in keeping with the vernacular of the local area and they will be
constructed with a high degree of design and architectural style The
current proposal will also incorporate an increased amount of
landscaping which will help to further reduce the visual impact of the
proposal, with landscaping proposed at the site boundaries and in
between the proposed properties.

5429 The proposal also makes an allowance for a dedicated belt of
landscaping along the highway edge, which we feel is an improvement
on the approved redevelopment scheme, as that proposal retained the
existing built form along the highway edge. We feel the scale of the
proposal is appropriate given the size and nature of the properties to be
created, and efforts have been made to minimise the scale of the
development, which include the construction of a basement and the
construction of the second fioor entirely within the roof space. The
dwellings will also be set further into the application site thereby
reducing the visual prominence of the buildings. The proposal will
incorporate renewable and green technologies which will reduce the
environmental impact of the development

5.4.30 We consider that our clients' proposal will provide economic benefits to
the villages of Waddington and Slaidburn providing local services and
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facilities with an increased customer base. The proposal will also
benefit the local economy, through the implementation of the planning
consent, as it is likely that a local contractor will carry out the works.
The proposal will also improve have a knock on effect to the local area
and community by redeveloping an existing group of buildings and site,
which have now become dilapidated and in parts are in a dangerous
condition and an eyesore.

5.4.31 The justification to Policy ENV1 states amongst other things that:

“The Forest of Bowland Area of Outstanding Natural Beauty is of
recognised national landscape value. The principal duties of the local
planning authorities who administer this area are the conservation and
enhancement of its natural beauty. This does not mean that no
development wiil be aflowed in the area.”

54.32 The principle of the residential use at the site has already been
established by the Council. The proposed scheme removes what has
become a large incongruous series of buildings and replaces it with
three separate building masses that are more evenly spaced across
the site of the pub and associated car park. We are of the firm opinion
that the proposed development will enhance the natural beauty of the
AONB and will result in a development which will incorporate a greater
degree of openness within its design and layout than the existing and
result in an appropriate landscaping scheme.

Policy ENV24

5.4.33 Policy ENV24 is a policy concerning the benefits to the environment of
providing renewable energy sources within proposals. The policy
acknowledges the important role in which renewable energy sources
can help to reduce carbon emissions and contribute to on-going energy
needs. We consider that the small scale solar PV panel installation
and a ground or air source heat pump primary heating system
proposed as part of this development demonstrate that our client’s
proposal conforms to this policy without having a significant detrimental
effect on the local area.

Policy H2

5.4.34 Policy H2 is a policy concerning developments outside the settlement
boundaries and gives criteria for the consideration of residential
proposals within these areas. It is acknowledged that the proposed
development does not fall into any of the three identified exceptions
which allow residential development to be developed outside of the
settlement boundaries. However we consider that this alone should not
result in the application being refused, we believe that it is of
fundamental importance to consider the rationale that has resulted in
this policy and to consider the proposal in this context.

17



5.4.35 The final paragraph of Policy HZ states:

“The impact of proposals on the countryside will be an important
consideration in determining all applications. Development shouid be
appropriately sited and landscaped. In addition, scale, design and
materials used must reflect the character of the area, and the nature of
the enterprise.”

5.4.36 Below the actual wording of Policy H2 itself there are some explanatory
notes with regard to the reasons for the restrictive nature of the policy,
these state:

“The protection of attractive open countryside for its own sake is an
important element of both national and county planning policy. To
achieve this, development in the countryside must be strictly controifed”

5437 As we have already made clear in this report the approval of the
proposal to build three new dwellings and demolish the existing
buildings and remove the car park together with the associated
landscaping will significantly improve the attractiveness of the site and
consequently the surrounding area and therefore allowing the
development to proceed would not in any way prejudice the objectives
of this policy

Policy H14

5.4.38 Policy H14 deals with replacement dwellings outside the settlement
boundaries and states:

“Rebuilding or replacement of dwellings will be permitted in the open
countryside, subject to the following criteria:

(i) the residential use of the property should not have been
abandoned. (If this is the case Policy H2 will apply);

() the impact on the landscape will be assessed in relation to that
of a new dwelling. As such, very careful consideration to design
and use of materials must be made. In addition, excessive
increase in the size of property will not be permitted;

{ii}  the creation of any extra curtilage will be assessed in relation to
Policy H12;

(iv)  the terms of Policy G1 will apply.”

5.4 39 We will deal with each of the above criteria separately as follows:

(i) the residential use of the property should not have been
abandoned (If this is the case Policy H2 will apply)

54.40 The site was the subject of a recent planning application (Application

Number 3/2012/0356) which was approved on 6 August 2012. This
was for the conversion/redevelopment of a redundant Public House
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and Hotel with conference facilities, into three private residential

properties. The residential use of the huilding has therefore not been
abandoned.

(i)  the impact on the landscape will be assessed in relation to that
of a new dwelling. As such, very careful consideration to design
and use of materials must be made. In addition, excessive
increase in the size of property will not be permitted

5.4.41 The proposed scheme is for the demolition of the existing series of
buildings which have been granted approval for their conversion into
residential properties and the replacement with three new detached
dwellings. The three new dwellings have been carefully designed to
maintain the open nature of the bulk of the site and will create a
significantly improved visual appearance from the surrounding area.
The dwellings have been designed to reflect the character of the
surrounding area and to incorporate environmentally friendly methods
of construction. The total footprint of the current proposal is similar to
that of the existing buildings.

(iif)  the creation of any extra curtilage will be assessed in relation to
Policy H12

5.4.42 The additional curtilage proposed from that within the approved
scheme involves the incorporation into the proposal of the existing car
park.

(iv)  the terms of Policy G1 will apply.

5.4.43 We have already given a detailed justification within this planning
statement as to how the proposed development conforms to Policy G1.

5.4 OTHER MATERIAL CONSIDERATIONS

Addressing Housing Need in Ribble Valley: Housing Policy
(Adopted January 2012)

5.5.1 In accordance with this recently adopted document, the proposed
development is for a total of three detached dwellings and there will be
no requirement for the provisicn of affordable housing.

552 With regard to affordable housing threshold the document states:

“The Council will negotiate the provision of affordable housing on afi
qualifying housing developments as foliows:

o In Longridge and Clitheroe on housing developments of 10
or more dwellings (or sites of 0.5 hectares or more,
irrespective of the number of dwellings) the Council will



5.9.3

6.1

6.2

71

seek affordable housing provision at 30% of units on the
site.

e In all other locations in the borough on developments of 5
or more dwellings (or sites of 0.2 hectares or more
irrespective of the number of dweilings) the Council wifl
seek 30% affordable units on the site.

+» The Council will only consider a reduction in this leve! of
provision to a minimum of 20% only where supporting
evidence, including a viability appraisal fully justifies a
lower level of provision.”

Clearly the proposed development as per the approved redevelopment
scheme will not require any degree of affordable housing provision.

SIMILAR DEVELOPMENT APPROVED WITHIN THE BOROUGH

The principle of residential use at the site for three dwellings has
already been established by the approval of application 3/2012/0356 by
the Council. The current application seeks permission to demolish the
existing series of buildings and to create three new build detached
dwellings at the site. This development can therefore arguably be
classed as an application for replacement dwellings.

The Council have allowed the erection of new build replacement
dwellings in the AONB that have been significantly larger than the
original dwelling and greatly in excess of the 10% or 50m? specified in
Policy H14. This has largely been justified because the proposed
development is more in keeping than the existing and has therefore
resulted in visual enhancement to the AONB or countryside area.
Having accepted the principle of three residential units at the
application site the Council should now consider whether the
alternative proposal set out in this application represents a more
appropriate development in terms of the impact upon the AONB.

SUMMARY AND CONCLUSION

The proposed development if approved would result in the demolition
of The Moorcock Inn, which comprises a range of unattractive buildings
immediately adjacent to the main road and the erection of three
detached dwellings and detached garage blocks together with the
creation of garden areas. Planning permission has already been
granted on 6 August 2012 under application number 3/2012/0356 for
the proposed conversion and redevelopment of the buildings and the
use of part of the current application site to provide three private
residential properties. The current proposal would not result in an
increase in the number of residential properties at the site.
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A Heritage Statement is included with the application which is based on
the Heritage Statement that was submitted with the approved scheme
(Application Number 3/2012/0356) its conclusion is that The Moorcock
Inn is not considered to have any architectural merit which would lead
us to believe that it is worthy of retention or that would prevent it from
being demolished. The buildings iack of architectural and historic merit
is reflected in the approval of an application to redevelop the buildings
to provide three residential properties which in itself would result in a
significant degree of demolition and rebuilding. Furthermore there was
a positive pre-application response to a proposal to demolish the
buildings and replace them with a single very large dwelling which is
referred to and included in the submitted Heritage Statement.

The application site is brown field and is defined as previously
developed in the NPPF. The buildings on site are vacant and are in a
poor state of repair and their condition continues to deteriorate on a
daily basis.

The scheme to create three new detached dwellings will replace the
existing large mass of incongruous and out of keeping development
that is in a visually prominent location immediately adjacent to
Slaidburn Road. The three new dwellings have been carefully designed
and sited to enable the implementation of an appropriate landscaping
scheme which will result in the improvement of the visual amenity of
this part of the AONB.

A Landscape Impact Assessment was commissioned by the applicants
and the conclusion states:

‘Although the existing building on the site is a large structure it is not
seen on the skyline from any viewpoint and it is already welf enciosed
with mature vegetation from the majority of viewpoints. Careful siting
and design of the proposed new buildings will ensure that they are
significantly less visible than the existing building

The proposed new houses will be significantly smaller than the original
building on site, they will be traditionally styled and stone built using
locaily sourced building materials, which will be more appropriate to the
local vernacular. The grouping of the houses has been designed so
that from a distance they could be read as a single farmstead.

The buildings will be set into extensive gardens with new tree and
shrub planting and enclosed with local stone walling which will ensure
that they are well screened and will have very limited visible impact
within the landscape ”

Although the proposal would result in new build dwellings within the
AONB the development proposal should be assessed against the
impact that it will have on the AONB and given the fact that the main
objective of the relevant local plan policies are to preserve and
enhance the natural beauty of the area if the development achieves
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7.7

7.8

this, which it does, then we consider that the déveiopment should be
looked upon favourably.

The proposal to create three new build dwellings will enable the
dwellings to be set back from Slaidbum Road and as well as providing
a landscaping opportunity this will enable the dwellings to be sited so
that they will not suffer from excessive noise and vibrations caused by
heavy good wagons from the nearby guarry.

We have clearly demonstrated within this Planning Statement that the
proposed development materially satisfies all of the objectives of the
relevant saved local plan policies and aiso accords fo the relevant
regional and national planning guidance and should therefore be
supported by the Council.

Gary Hoerty BSc (Hons) MRICS FAAV
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HERITAGE STATEMENT

Planning Policy Context, National Planning Policy Framework.

NPPF States in annex 3 that PPS5 ‘Planning for the Historic
Environment’ is now replaced by the new planning framework.

Assessment of the Heritage Asset

The building now known as the Moorcock Inn has evolved over many
years in terms of its use and its appearance. The original buildings on
the site were used for farming purposes. A copy of a map extract from
1847 shows the property alongside Slaidburn Road North of the village
of Waddington. The property is simply known as ‘Moor Cock’ at this
time and there is no reference to it being an ‘Inn’. See image 017.
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22  The buildings at this time are believed to have been used as a farm
dwelling with some accommodation for animals and with potentiaily a
hay loft above. An examination of the photograph which shows the
front elevation of the Moorcock Inn (taken circa 1925) shows the Inn
with distinct quoin stones at each end of what may have been the
original building. This building is likely to date from the early half of the
18C. or from the late 18C It should be noted that there is no
fenestration within the left hand side of this section of the building. It is
suggested that the use of the area behind this area was used for farm
storage or keeping animals inside in poor weather. Also it is likely that
the first floor area of this section of the building was used as a hay loft
or similar. See image 02.
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The buildings appear to be largely unchanged in plan form between
1847 and 1909. The name of the buildings has changed on the map to
become ‘Moorcock Inn’. See image 03 which shows the map from
1909. Image 04 shows a part of a gable end of an extended building
where the asset was clearly designed for use for agricultural purposes.
A fork hole is visible high up in the gable and a small door and window
consistent with agricultural use are evident on the south facing
elevation.

A photograph believed to be taken in the early years of the 20C shows
the building being used as a public house. It is at this time kept by a
licensee one Mr Henry Hargreaves Pye. The original house was a
central entry house and probably consisted of a room either side of a
corridor with a kitchen and ancillary rooms behind. There is no
evidence of this suggested form in the building as it now stands. There
is a small outbuilding to the side and rear of the main building and a
covered area to the side, possibly for cart storage. See image 05.
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image 05.

image 02 which has been referenced earlier (and is of a later date than
Image 05) shows a two storey extension at the rear and to the right
hand side of the front elevation probably reflects a time when the ‘Inn’
extended it's potential to accommodate guests in greater comfort. This
image taken in 1925 arguably represents the beginning of significant
change to the heritage asset and a growth of the economy between the
great wars,

The building grew rapidly between 1925 and 1940 and a date plaque is
present on the front elevation. This shows a date of 1933 The
appearance of the building changed to reflect the fashionable home
counties style of ‘“Tudorbethan’ or ‘Mock Tudor'. It was largely during
the 1920’s and 1930's that the style became popular. Numerous
suburban properties in prominent locations (Road junctions) on the
edges of a number of English Towns and Cities particularly in the
South of England display such characteristics and were built when this
style was in vogue. Tudorbethan or ‘Mock Tudor was considered by
some to be a derogatory term where a new wave of design contrary to
the arts and craft movement brought the watered down images of
‘Merrie England’ to many regions of the country. John Betjeman,
Architectural Critic and poet famously derided the style. Image 06
shows the style and the rapid extension of the building during this
period. '
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The building appears to have remained in this style and form for many
years until a later extension (probably in the mid 1960°) with similar but
inferior details was erected at the rear of the property. At a similar time
a dance floor area was formed with a large flat roofed area above.
This was an infill between the original 1930's form of the building and
the 1960’s rear extension which consisted of letting rooms on the first
floor and toilets / bar area at ground level.

In the 1970’s a fire gutted large areas of the first floor and damaged
considerable parts of the ground floor areas. Image 07 illustrates some
of the damage. Large areas of the building were re-built following this
and the majority of the building’s fabric was rebuilt or altered in the mid
1970’s as a result of the damage inflicted by what was a significant fire.

Walls within the original farmhouse and ‘Inn’ have been altered and
removed over many years. The internal areas have been re-sculptured
and remodelled and very little of the original fabric remains. The
significant changes to the building have impacted considerably upon
the integrity of the fabric.

Image 08 shows the elevation facing south following the 1970’s rebuild
after the fire. It should be noted that the pattern of timber decoration is
different to the original. Also, the main ridge of the property has been
re-built and extended to form a junction with the roof above the three
new gables on the left hand side of the building. The gables have
been constructed at a different roof pitch and to a different proportion
from those exhibited on the pre-fire building. The entire first floor and
roof areas shown on this elevation have been re-built.
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3.1

3.2

3.3

3.4

Impact on the Heritage Asset

The proposed scheme will see the demolition of the existing group of
buildings that comprise The Moorcock Inn and the construction of three
large detached dwellings. The application site comprises a range of
buildings which have been much altered and extended through its past,
which include unattractive flat roofed extensions.

We are able to demonstrate within this Heritage Asset Statement, read
in conjunction with other documents and plans that form the current
planning application, that given the amount of changes made to the
existing property, we consider that it holds litlle historical merit, and
bares no resemblance to any features of the original buildings and is
not worthy of retention. This was confirmed by the Council in the
delegated file report for application reference 3/2012/0356, which
proposed the conversion and redevelopment of the existing buildings
into three dwellings, and was approved 3 August 2012, the appointed
officer states in the report:

“Due to very little of the original building remaining, | do not consider

that the proposal could be regarded as detracting from a non-
designated heritage asset”.

In support of the above, we are able to provide evidence in the form of
email communication between Colin Sharpe and Janet Dixon, sent as
part of a pre-application enquiry made to the Council December 2010,
in which the principle of demolishing The Moorcock Inn was agreed,
the email concerned is attached at Appendix 1. This clearly
demonstrates that the Council is in agreement with our opinion, that the
existing property holds no historical merit and that the demolition of the
existing group of buildings, to enable the site to be redeveloped with a
residential use is acceptable.

We consider that the scheme for the construction of three new
detached dwellings, gives the local authority the opportunity to improve
the building stock within the borough, by allowing the removal of an
existing group of buildings and the creation of three high quality
properties, and as such we are of the opinion that this application
should be looked upon favourably.

/< jWM - Datej/a /'m

K J Thomas
For and on behalf of Gary Hoerty Associates

Signed. ..
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APPENDIX 1

[ Email correspondence between Colin Sharpe and Janet Dixon
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Andrew Mitchell

From: Gary Hoerty [gary. hoerty@ghaonline co.uk]
Sent: 05 September 2012 16:34

[ To:  andrew mitchell@ghaoniine.co uk 32 O 1 2 08 1 9 P

Subject: FW: Moorcock Inn, Slaidburn Road, Waddington

From: Colin Sharpe [mailto:Colin.Sharpe@ribblevalley . gov.uk]
Sent: 31 January 2011 10:48

To: barbara@jdixontownplanners.co.uk

Subject: RE: Moorcock Inn, Slaidburn Road, Waddington

Dear Janet,

I confirm that your email is a reasonable summary of the verbal advice that | have given in respect of this
pre-application enquiry. Just a minor point of clarification - | cannot really categorically "accept that {you)
can provide evidence that the business has been trading at a loss since it was purchased by the current
owners” because | don't know what evidence you have. Such information should either be submitted with
any formal planning application (possibly with a request from yourselves that it be kept confidential) or,
alternatively, you could show me that information if we arrange to have a meeting (for which you have
already paid) at the time of submission of any formal application.

were given at officer level only, and are without prejudice to the Council's formal consideration and
determination of any planning applications that are submitted

Regards,
Colin Sharpe (Senior Planning Officer)

From: Barbara Morris [mailto:barbara@jdixontownplanners.co.uk]
Sent: 28 January 2011 13:55

To: Colin Sharpe

Cc: andrewt@wovenart.co. uk

Subject: Re: Moorcock Inn, Slaidburn Road, Waddington BB7 3AA

Pre-Application Advice regarding the demolition of the Moorcock Inn and erection of one dwelling
and associated domestic outbuildings within its curtilage.

Dear Colin,

I I must, however, as always, point out that my verbal comments (as confirmed by this exchange of emails)
' | refer to pre-application advice requested on the 8™ December, to our subsequent telephone discussion
and to the meeting last week at which your verbal advice was given. The purpose of this e-mail is to

confirm what we understand to be your verbal pre-application advice and you will no doubt return our e-

! mail with your comments.
The principle of demolishing the Moorcock Inn was agreed. You accepted that the building was of no
i I historic merit excepting that the property was largely rebuilt in 1968/1969 following a substantial fire.

You accept that the business has ceased trading and that the premises are closed. You accept that we
can provide evidence that the business has been trading at a loss since it was purchased by the current
owners n accordance with Council Policy you would need to see evidence that the property has been
marketed for commercial purposes and that no realistic offers have been made.

As there is already a self contained dwelling within the building for which separate residential Council Tax
is paid, you would accept that a residential reuse of the site is appropriate A new dwelling could be
repositioned away from the road, possibly on the car park area. Such a new dwelling would be assessed
on the basis of its size, design and consequently its impact on the landscape relative to the buildings at
the Moorcock Inn that it would replace. The aim would be to enhance the character and appearance of
this part of the ‘Area of Qutstanding Natural Beauty’.

I will be grateful if you would confirm that this is a reasonable assessment of your pre-application advice

Kind regards

07/:09/5019
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Yours sincerely
Janet Dixon

Janet Dixon Town Planners Limited
10A Whalley Road o
Clitheroe

Lancashire

BB7 1AW
www.jdixontownplanners.co.uk

Janet Dixon Town Planners Limited
10A Whalley Road

Clitheroe

L.ancashire

BB7 1AW
www.idixontownplanners.co.uk

Best in the country for customer satisfaction — 94 per cent of Ribble Valley residents are
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roft associates

PROPOSED REDEVELOPMENT OF THE SITE OF THE MOORCOCK PUBLIC
HOUSE @ SLAIDBURN ROAD, WADDINGTON -~ VISUAL IMPACT
ASSESSMENT AND PROPOSED MITIGATION MEASURES

1.0 INTRODUCTION

Rycroft Associates Landscape Architects were commissioned in August 2012 to carry out
Appraisal of the Visual Impact of the Proposed redevelopment of former the Moorcock Public
House at, Slaidburn Road, Waddington. The survey was carried out on28th August which
was a fine clear sunny day with excellent visibility.

The proposed scheme is for the demolition of the existing building and its replacement with 3
stone built detached residential dwellings to be located on the site of the former building and
the adjacent car park area to the West of the site. The existing pub gardens to the South of
the building are not included within this application. The purpose of this report is an
assessment of the landscape and visual impact on the surrounding landscape of both the
existing large building and the proposed new build development on the surrounding
environment, having regard for landform, landscape character and setting. This report has
been prepared by Sarah Rycroft Dip LA who is a Chartered Member of the Landscape
Institute with 33 years professional experience.

2.0 LANDSCAPE SETTING

The Moorcock Hotel site is located 2.5 k to the North of Waddington Village and 5.0 k from
Clitheroe in The Forest of Bowland this locality was designated an Area of Qutstanding
Natural Beauty in 1964 The scenery of this region is an attractive mixture of hill and fell,
moorland, woods, rivers and pasture land

The proposed development site is sited on the road between Waddington and Slaidburn and
was formerly a public house, and restaurant with some residential rooms and conference
facilities. The white painted Tudor style building is immediately adjacent to the roadside at
the foot of Waddington Fell with a South facing aspect extensive views overlooking the
Ribble valley and Pendie Hill.

The lower slopes of the hillside leading down towards the River Ribble at Clitheroe are
predominantly agricultural, made up of a network of small fields with deciduous woodland
and narrow lanes bordered with trees, but as the Slaidburn Road approaches the public
house site the landscape character changes to more open moorland and is at the edge of the
designated Open Access land.

The existing building is set into the base of the fellside with the ground rising steeply beyond
the boundary from 250m up to a high point of 383m on the top of Waddington Fell.

landscape architects
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3.0 SITE APPEARANCE

We understand that the original use of the Moorcock Inn was as a farmstead with records
dating back to at least 1847. By 1925 the building had become a pub with rendered
elevations and stone quoins, possibly it was rendered to make it visible for potential
customers or to disguise the use of non local materials By the 1930’s the mock Tudor
additions had been incorporated and the buildings were extended and adapted further in the
1970’s all of these actions progressively increased the visual impact of the buildings within
the landscape.

The existing building has a large car park to the West accessed by a wide roadway which
also forms the route through fo the driveway leading up to a large detached residential
property known as Moorcock House. This property is set at a higher level than the hotel
buildings but is also white rendered and appears to have been built in the early to mid 20"
Century. The grounds of Moorcock House have exiensive tree planting and are substantially
screened from the pub site with trees and an evergreen hedge. It is not possible to see
Moorcock House from any public rights of way as a resuli of its well vegetated setting despite
its higher position.

To the front of the public house there are gardens which have been neglected since the
closure of the business but there is evidence of crnamental tree and shrub planting with
paths and paved areas which would have provided attractive seating areas and would have
been well used by customers.

Although there are some trees planted along the outer boundary of this garden area it is
mainly bordered with lower shrubs and light foliaged trees, presumably to prevent the pub
from being hidden from the view of potential customers driving up the road from Waddington.
The car park was also landscaped in the past with several island beds which were planted
with shrubs and Birch trees, the majority of these are in a poor condition. To the front of the
car park is a more densely enclosed lawned garden area which was possibly a more private
garden for the landlord. The Southern boundary of the property is very well treed providing a
dense screen which prevents any views of the car park area and the adjacent property
Moorcock House from outside the site.

To the North of the site the ground rises steeply up towards Waddington Fell, there is a belt
of mixed deciduous trees along the stone boundary wall and a copse of birch trees on the
slope beyond leading up to the open fellside. As the building and its surroundings are nestled
into the base of the hillside cannot be viewed from the North and the building only comes into
view as the road begins fo levei out
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4.0 VISIBLITY OF DEVELOPMENT SITE WITHIN LANDSCAPE

Although the Moorcock Inn building is large and brightly coloured and appears to be very
prominent when approaching it from the immediate South, the road is tree lined and the
landscape undulating so that it is only visible for approximately 1.0 kilometre as the building
is approached. It cannot be seen from any other highways with the exception of a short
section of the minor trackway Browsholme Road which serves the properties Mitchells, New
o Nook, Highfield and Summit House which are approximately 500-750metres away from the
existing Moorcock building. It is possible that the pub building can be seen from some upper
floor windows of Mitchells and from the upper windows of the side elevations of New o Nook
and Highfield, but there are certainly no significant views from these properties located to the
West & South West of the planned development site.

To the South and East it would appear that none of the farms and houses in the vicinity have
any view of the site as they are either enclosed with trees or set below any sight line.

There area number of public footpaths and bridleways in the vicinity of the site with one
pathway cutting diagonally across the field to the South East running from Cuttock Clough
farm, there is a clear view of the existing pub building for 350metres.

Footpaths running across Bradford Fell would initially appear to afford clear views of the site,
however when walked there is only one 200m section of the path running North West from
Moor Lane and a 300m section of the spur pathway heading East West. The undulating land
form and dry stone walls prevent more than very fleeting views of the pub building, despite
the fact that the building is painted white and is a large single mass. It is also considered that
there will be a more distant fleeting view of the building from the highest point on the
bridleway which runs along the edge of the plantation on the top of Grindleton Fell.

The gardens and car park surrounding the Moorcock are completely screened from view
from any public viewpoints by landform and the vegetation both surrounding and within the
site.

4.1 CONCLUSION

Although the existing building on the site is a large structure it is not seen on the skyline from
any viewpoint and it is already well enclosed with mature vegetation from the majority of
viewpoints Careful siting and design of the proposed new buildings will ensure that they are
significantly less visible than the existing building.

The proposed new houses will be significantly smaller than the original building on site, they
will be traditionally styled and stone built using locally sourced building materials, which will
be more appropriate to the local vernacular. The grouping of the houses has been designed
so that from a distance they could be read as a single farmstead.

The buildings will be set into extensive gardens with new tree and shrub planting and
enclosed with local stone walling which will ensure that they are well screened and will have
very limited visible impact within the landscape
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5.0 LANDSCAPE MITIGATION MEASURES TO REDUCE IMPACT OF
DEVELOPMENT AND ENHANCE SCHEME

The following mitigation measures have been considered when preparing the designs for the
setting to the proposed scheme to reduce the impact of the development and to ensure its
sensitive integration inio the natural landscape:

Plant additional trees within site to reduce impact of buildings and reinforce screening effect
of existing shelter belt

Ensure that existing tree planting to the boundary of the site is retained

Supplement tree planting along Eastern section of Southern boundary io clienis ownership to
complete the screening effect afforded to rest of site.

Define external plot boundaries with local stone walls {Internal boundaries between plots to
be fences or hedges.

Create informal grass verge along Slaidburn Road to reflect local roadside character and
form green corridor.

Plant native trees and shrubs along the Slaidburn Road roadside boundary to soften the
impact of boundary walls and infegrate scheme into local environment.

Plant native trees and shrubs wherever possible within site.
Use local stone for building works and paving to site.

Design the landscape setting in simple style using local materials to avoid creating suburban
effect.

Carry out free and shrub planting along plot boundaries o soften boundaries and provide
screening between properties.

Report prepared by Sarah Rycroft — Rycroft Associates - 3" September 2012
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BAT & BARN OWL SURVEY

Instructions

Investigate for the presence or absence of bat species and Barn Owls as part of a planning
application for the conversion of a public house to form three residential dwellings at The
Moorcock Inn, Waddington.

Professional responsibility

This report has been commissioned and the actions of the surveyor have been made in
accordance with the Code of Professional Conduct for the Institute of Ecology and
Environmental Management. (www.ieem.org.uk) and the Royal Institution of Chartered
Surveyors (www.rics.org.uk)

Accuracy of report

This report has been compiled based on the methodology as detailed and the professional
experience of the surveyor. Whilst the report reflects the situation found as accurately as
possible, bats and Barn Owls are wild and can move freely from site to site. Their presence or
absence detailed in this report does not entirely preclude the possibility of a different past,
current or future use of the site surveyed.

We would ask all clients acting upon the contents of this report to show due diligence when
undertaking work on their site and or in their interaction with bat species and or Barn Owls. If
bats or barn owls are found during a work programme and continuing the work programme
could result in their disturbance, injury or death either directly or indirectly an offence may
be committed.

Bats and Barn Owls may only be disturbed, injured or killed under license. This report does
not convey the authority to undertake work which may disturb, injure or kill bats of any
species or barn owls.

If in doubt, stop work and seek further professional advice.

Quality and Environmental Assurance

This report has been printed on recycled paper as part of our commitment to achieving both
the 150 9001 Quality Assurance and ISO 14001 Environmental Assurance standards. Envirotech
has been awarded the gold standard by the Cumbria Business Environmental Network for its
Environmental management systems.
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1. Introduction

1.1  Site Description

The site lies 3km North of Waddington village. The A6478 road (Slaidburn Road) runs
directly alongside the site to the East. Browsholme Road can be found 500m to the South.
The surveyed building is made from rendered block under lined tiled roofs and flat felt
roofs. The site is surrounded by a garden and exposed pasture fields.

1.2 Proposed Works

An application is to be submitted for the conversion of a public house to form three
residential dwellings. Full details can be found in the plans accompanying this report for
the planning application.

1.3  Aims of Study

To ensure that the proposed development does not affect any bat species which is listed
under the Conservation (Natural Habitats, &c) Regulations 1994 which implements the EC
Directive 92/43/EEC in the United Kingdom the Wildlife and Countryside Act 1981 (as
amended) and the Countryside and Rights of Way Act 2000.

The survey will:-

= l|dentify the past and/or current use of the site by bat species
= Assess the likely impact of the proposed development on these species

= Provide a basis upon which to propose mitigation (if required) for bat species
affected by the development

To ensure the proposed development does not affect Barn Owls as it is an offence under
Schedule 1 of the Wildtife and Countryside Act 1981 (as amended) to

= Kill or injure a Barn Owl
= Damage or destroy the active nest site with eggs or young or before eggs are laid

= Disturb the dependent young of a Barn Owl

= Intentionally or recklessly disturb any Barn Owl whilst building a nest or is in, on or
near an active nest site.

2 Methodology

The methods used comply with those described in BCT (2007). This is a progressive
assessment starting with a broad habitat assessment then increasingly more thorough
survey methods, until a level is reached at which additional survey effort is unlikely to
provide additional useful information about the site.

2.1 Desk Study

= Likely bat roosting and feeding sites adjacent to the site were identified from aerial
photography. This allows us to determine likely commuting routes into and off the site.
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= A records search was undertaken of the Envirotech dataset. The purpose of a records
search is to establish the species of bat found in the local area and any past history of
bats at the site.

2.2 Field Survey
2.2.1 Methodology

= Field assessment of adjacent bat feeding and roosting sites made following a review of
aerial photography. This allows us to cross check our interpretation of aerial
photography with actual habitat on the ground.

= Inspection of the walls and eaves using a torch, binoculars and ladders to locate
potential bat roosts

= Inspection of the roof using a torch and binoculars to locate potential bat roosts

= Search of walls, sills, doors for the presence of bat droppings deposited as bats fly
inside the building or as they exit and enter their roosts to forage.

== Search for detritus associated with bat feeding perches and roosts:- These roosts are
usually associated with Brown Long-eared (Plecotus auritus) bats in roof voids and
under eaves.

= A search of the site was made for indications of nesting Barn Owls and birds such as
nesting materials or accumulations of droppings. The surveyor was observant for birds
displaying territorial behaviour, carrying prey items or calling.

= In accordance with BCT (2007) for low risk buildings a daytime inspection only is
sufficient.

2.2.2 Timing

Date of Visit Site/ Local area Inspection
12" March 2012 09:00- 10:15

2. 2.3 Weather conditions

Site conditions can have a large impact upon the results of an emergence survey but they
are less relevant for a site inspection. At this site, we judge that the weather had no
impact on the results of the survey. '
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2.2.4 Personnel

The survey was carried out by

Mr Jack Sykes 8sc (Hons), MEEM
Natural England Bat License- All species, All counties

Mr Andrew Gardner Bsc(Hons), MSc, MIEEM, MRICS, CEnv, Dip NDEA
Naturat England Bat License- All species, All counties

3 Results
3.1 Desk Study

Bats
There are no records of bats on the datasets searched within 2km.

Having visited the area we are of the opinion that the records on the Envirotech dataset
are likely to be under representative of the species of bats in the local area.

From the pre-existing records, a review of aerial photography, a field assessment of the
area adjacent to the site and the experience of the surveyor, bat species which may occur
adjacent to the site are:-

« Common Pipistrelie (Pipistrellus pipistrellus)
« Soprano Pipistrelle (Pipistrellus pygmaeus}

« Whiskered (Myotis mystacinus)

« Brandt's (Myotis brandtii)

«Noctule (Nyctalus noctula)

This assessment has been made on the following basis:

Landscapes can be divided into four categories for use by bats; open, closed, edge and
water. Each type of landscape category is suitable for use by a different combination of
bat species. We would classify the landscape immediately adjacent to the site as “edge”,
within 1km of the site the landscape could be described as “open”.

The garden to the South of the site was judged to be the primary commuting route for
bats next to the site. This was also judged to be a moderate quality foraging area for
bats. -

The lack of freshwater bodies in close proximity to the site would be unfavourable for bats
which feed in “water” landscapes such as Soprano Pipistrelle (Pipistrellus pygmaeus) and
Daubenton’s (Myotis daubentonii). These species are not always confined to landscapes
including water bodies, although they have a strong preference for them.

Both Natterer's (Myotis nattereri) and Brown Long-eared (Plecotus auritus) bats prefer to

Page 6



39012089P

roost or fly inside enclosed spaces before emerging. There were enclosed roof voids at the
site but we judge they would be unlikely to utilise the adjacent environs as they are too
exposed and insufficiently “closed” for these species.

Noctule (Nyctalus noctula) are rarely found roosting in buildings but have been known to
do so. These species of bat disperse widely from their roosts, which tend to be in trees, to
feed. We would judge it unlikely they would roost in buildings such as those surveyed but
are likely to be found in the wider area.

Whiskered (Myotis mystacinus), Brandt's (Myotis brandtii} and Common Pipistrelle
(Pipistrellus pipistrellus) are likely to make use of the surrounding pasture fields and
gardens in the local area to forage.

Barn Owls

There are no records of Barn Owls within 1km of the site on the dataset. The habitat
around the site appears to be reasonably favourable for hunting Barn Owls. The site and
surrounding environs provide moderate quality nesting opportunities for other bird
species.

3.2 Field Survey

3.2.1 Habitat Description

The site lies 3km North of Waddington village. The A6478 road (Slaidburn Road) runs
directly alongside the site to the East. Browsholme Road can be found 500m to the South.

The surveyed building is made from rendered block under lined tiled and flat felt roofs.
The site is surrounded by a garden and exposed pasture fields.

It is judged that bats are likely to commute into and out of the site using the garden area
to the South of the site which is judged to be of moderate quality. The pasture fields in

the tocal area may support foraging bats but they are exposed, not structurally diverse
and are considered to offer only marginal foraging potential.

An annotated satellite image of the surrounding habitat is shown overleaf.
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Satellite Image of surrounding area The site is surrounded by exposed

The site lies in a remote rural area pasture fields

Surveyed building
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3.2.2 Bat Roost Survey : 32 0 1 2 O 8 ‘l 9 P

Building

The exterior walls of the building were inspected for gaps, cracks, areas of rotten wood
and or signs of bats such as grease marks, bat droppings and feeding detritus. Where
appropriate ladders, binoculars and an endoscope were used to inspect areas above head
height.

The building is made from rendered block and has been painted. The walls are in excellent
condition with no structural cracks or crevices on any elevation. The chimneys are made
from brick and are fully pointed. The eaves of the building are generally well sealed
however there are two areas of exception. These can be found on the Eastern elevation
overlooking the road and one small area on the Southern elevation above the front door.

These areas had a slight gap behind the soffit boards but were found to be empty on close
inspection. No bats or past evidence could be found in or around the holes (e.g. droppings,
urine staining, grease marks etc). The barge and soffit boards were found to be in
excellent condition elsewhere and sit tight to the wall surface. The gable wall apexes are
all sealed.

One area of barge boards has suffered from damage and has broken on the South Eastern
corner of the building. The gap behind this board was found to be empty on inspection
with no previous signs of use by bats.

All window and door frames of the building were found to be fully sealed with no gaps or
crevices.

The roof of the building is split into two parts. There is a flat section in the centre of the
building which is made from felt and lead flashing. This area was found to be well fitted
and had no potential roosting opportunities for bats. The remainder of the roof is made
from pitched tiles and is in very good condition. These areas of pitched roof are all lined.

There are no slipped, missing or raised tiles but there are a number of ridge gaps where
mortar is missing. These gaps were easily inspected from the ground with close focus
binoculars and a 1,000,000 candle power torch but found to be empty with no signs of
previous use by bats.

Internatly the pitched roof voids were afl found to be extremely well sealed from the
outside. The voids are well insulated and in many cases boarded. The gable ends and
eaves were sealed up to the roof lining. No evidence of bats could be found in any void,
but mouse droppings and chewed materials were found in one area.

3.2.3 Barn Owls/ Birds

There was no “white wash”, owl pellets, feathers or down anywhere on the site. it is
judged that Barn Owls have not used this site in the past.

There was no evidence of extensive use of the site by other nesting birds.
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4 Assessment
4.1 Constraints

The survey was carried out at a time of year when bat activity is low and consequently no
emergence survey has been carried out. However, we judge that the site inspection is
sufficient to address the minimum risk tc bats at the site. The level of survey effort
accords with the recommendations of BCT (2007) for low risk sites.

Full co-operation was received from the property owners.
4.2 Interpretation

4.2.1 Presence/ absence

No evidence of roosting bats was found at the time of the survey.

We consider that the building is unlikely to be used by bats for roosting and show no past
or present evidence.

There is no evidence that Barn Owls have nested and/or roosted anywhere on the site.

4.2.2 Population size class assessment

From a review of adjacent habitat the maximum number of bats that are likely to use the
area around the site is of the magnitude 1-10 (Small}).

Barn Owls are considered to be absent.

4.2.3 Site status assessment

Whilst the site itself is unlikely to be used as a roost by bats, there is likely to be use of
the adjacent landscape. Bats are likely to rely on a number of roost sites in other buildings
and trees in the local area. It is therefore likely that the surveyed building has a low
significance for bats.

We are of the opinion that the site is not used by Barn Owls.
4.3 Potential Impacts
4.3.1 Bat Roosts

4.3.1.1 Pre and mid-activity impacts

A worst case scenario will be considered in addressing potential impacts at the site
without mitigation.

No signs of past maternity or gathering roosts were found at the site during the survey.
The potential for a maternity or gathering roost in the building is judged to be low.
Evidence of past use of the site by large numbers of bats such as would occur in a
maternity or gathering roost, such as staining on the roof or walls, was absent. We judge
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there is no risk to a maternity colony or gathering roost at this site from the proposed
work.

We judge there is a low risk of disturbing bats in or loss of transitional, bachetor or non
breeding female roost sites. A small number of gaps at the eaves and ridge tiles in the roof
were found but these areas showed no signs of previous use. The surrounding habitat
would not be likely to support significant numbers of roosting bats.

In our experience lek sites are commonly found in proximity to the main feeding and
commuting routes. The primarily commuting and feeding area at the site was judged to be
the garden to the South, this was judged to be of moderate quality. There were potential
tek sites identified in the building facing this commuting route which are close enough to
it to be used by male bats for leks. It is therefore possible that there could be a risk to
disturbing bats in lek sites by the proposed work. Such a disturbance would however be of
low significance and is unlikely to be significant.

There are no areas of rotten wood in the building which offer crevices which could be
suitable for hibernating Pipistrelle Sp. bats. There are no areas of the building which are
sufficiently damp and cool which would be ideal for hibernating Myotis Sp. bats. There is
very little evidence and limited potential for hibernation at the site; it is therefore
unlikely there will be loss of hibernation sites.

There is unlikely to be any loss of a swarming site. Swarming sites are generally found at
or near hibernation sites. We judge that the site is unlikely to be used by Myotis Sp. bats
and Brown Long-eared (Plecotus auritus) which have been known to swarm as there are no
hibernation sites for these species in the building.

4.3.1.2 Long term impacts

There are likely to be no negative long term impacts on bats. Development of the site is
unlikely to affect commuting routes or feeding areas in the long term.

It is the opinion of the surveyor that the loss or creation of any other occasional roosts for
crevice dwelling bats will not have a significant long term impact on the local population
of the species.

4.3.1.3 Post activity interference impacts

It is our opinion that there will be no significant post activity impacts which may affect
bat species.

4.3.1.4 Other impacts

It is our opinion that there will be no significant other negative impacts relating to the
proposed work which may affect bat species.

4.3.2 Bat Foraging and Commuting Habitat

There is untikely to be a disruption to any commuting routes at the site.
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4.3 3 Barn Owls

There is a low potential for use of the site by Barn Owls.
4.4 Legislation and Policy Guidance

4.4.1 Legislative context - Bats

All bat species are protected under Section 39 of the 1994 Conservation (Natural Habitats,
&c.) Regulations the 1981 Wildlife and Countryside Act (as amended) and the 2000
Countryside and Rights of Way Act.

Annex IV of the Council Directive 92/43/EEC 1992 on the Conservation of Natural Habitats
and of Wild Fauna and Flora (EC Habitats Directive) lists animal and plant species of
Community interest in need of strict protection; this includes all bat species.

In the UK, the EC Habitats Directive has been transposed into national laws by means of
the Conservation (Natural Habitats, &c.) Regulations 1994 (as amended). These are
commonly and collectively known as the ‘Habitats Regulations’ and they give bats, their
breeding sites and resting places a high level of strict protection.

In summary, it is a criminal offence to:

= capture or kill a bat;
= disturb a bat whilst in a ptace of shelter or rest; or
= damage or destroy a bat’s breeding site or resting place.

The breeding sites and resting places of bats are usually known as ‘roosts’ and resting
places also include, for example, feeding perches where a bat consumes its prey. Bat
roosts are protected even when bats are not present.

Prosecution could resutt in imprisonment, fines of £5,000 per animal affected and
confiscation of vehicles and equipment used.

It is essential that all contractors are instructed to work with particular care in order to
avoid disturbing or harming bats. All those working at the site must be aware of the
procedures to be followed if bats are found during works. Project Managers must
commission surveys and expert advice as required to minimise the risk of reckless harm to
bats.

Natural England advises that, if possible, any works at bat roosts should be undertaken so
as not to affect the bats and/or their roosts.

With careful working, it is judged that no significant disturbance to bats will occur at the
site and no offence will be committed.

4.4.2 Legislative context - Barn Owls
It is an offence under Schedule 1 of the Wildlife and Countryside Act 1981 (as amended) to

= Kill or injure a Barn Owl

= Damage or destroy the active nest site with eggs or young or before eggs are laid
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= Disturb the dependent young of a Barn Owl

= Intentionally or recklessly disturb any Barn Owl whilst building a nest or is in, on or
near an active nest site.

It is judged that so long as work on the building takes place when Barn Owls are not
nesting, then no offence will be committed.

If Barn Owls start to nest on site, work must be deferred until the young are fledged.

5 Recommendations and Mitigation

5.1 Further Survey

We consider that the risk to bats in the building will remain low and no additional survey
work is required.

5.2 Mitigation Measures

5.2.1 Mitigation for Roost Sites

Natural England requires that mitigation addresses the impacts picked up by the site
assessment, as follows:-

« Quantitative characteristics: There should be no net loss of roost sites, and in fact where
significant impacts are predicted there will be an expectation that compensation will
provide an enhanced resource compared with that to be lost. The reasoning behind this
concept is that the acceptability of newly created roosts by bats is not predictable

« Qualitative characteristics: the plans should aim to replace like with like. As an extreme
example, it would be unacceptable to replace maternity roosts with hibernation sites.

« Functional characteristics: compensation should aim to ensure that the affected bat
population can function as before. This may require attention to the environment around
the roost.

Natural England also recommends that precautions are taken to avoid the deliberate
killing or injury of bats during development work at the site.

The site survey found no evidence of use of the building by roosting bats.
As a precautionary approach the following guidelines will be adhered to.

1. All contractors on the site will be made aware of the possible presence of bats prior
to the commencement of work.

2. Contractors will be provided with the contact details of an appropriately quatified
individual who can provide advice in relation to bats at any time during work. In the
event that bats are found during work, unless the action has already been cleared
by a suitably qualified individual, all work will cease and an appropriately qualified
individual will be contacted for further advice.
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3. Contractors will be observant during any demolition work for bats which may use
the building if new areas of the roof are exposed and left open over night. Bats are
opportunistic and may make use of gaps opened up during work overnight.

4. If it is necessary to remove a bat to avoid it being harmed, gloves should be worn. It
should be carefully caught in a cardboard box and kept in the dark in a quiet place
until it can be released at dusk near to where it was found, or moved to an
undisturbed part of the building, with outside access, and placed in a location safe
from predators.

5. If bats or bat roosts are found during work, all work should cease as per point 2.
The site will need to be re-assessed in regard to its use by bats. A Natural England
license may be required if continuing work is, on balance, likely to result in the
disturbance, killing or injury of bats or the alteration, destruction or obstruction of

roost site.

6. Maintain all existing ridge line gaps in the tiled roof (see appendix 3 Bat Roost
Plans).

7. Maintain all existing gaps at the eaves behind barge and soffit boards.

Following English Nature (Natural England) guidance Mitchell-Jones (2004), if these
guidelines are followed we would consider that on balance, a disturbance to bat species
which could be contrary to the 1994 Habitat Regulations and Wildlife and Countryside Act
1981 (as amended) is unlikely. If bats are found prior to or during work a license
application may be required.

8. If Barn Owls are seen nesting at the site, all work should cease. The site will need
to be re-assessed in regard to its use by Barn Owls. A Natural England license may
be required if continuing work is, on balance, likely to result in the disturbance
of nesting Barn Owls or their kitling or injury.

5.2.2 Mitigation for Foraging and Commuting Habitat

No specific mitigation for foraging and commuting habitat is necessary. The habitat
surrounding the site does not change.

5.3 Requirement for Habitats Regulations (EPS) Licence

At this stage, we judge that a Natural England license will not be required to cover work
on the building. The loss of potential roost sites will be avoided and no significant
disturbance to bats will occur, so long as the recommendations at paragraphs 5.1 and 5.2
of this report are followed.

If bats are disturbed or bats are found as a result of work, ali work must cease as per
point 5 above and the site will need to be re-assessed by a suitably qualified person with
regard to its use by bats. A Natural England license may be required if continuing work is,
on balance, likely to result in the disturbance, killing or injury of bats or the alteration,
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destruction or obstruction of a roost site. 32 0 1 2 O 8 ? 9 P

Summary

An application is to be submitted for the conversion of a public house to form three
residential dwellings.

A bat and Barn owl survey was requested following guidance under Regulation 39 of the
Conservation (Natural Habitats, &c.) Regulations 1994, the Wildlife and Countryside Act
1981 (as amended), the Countryside and Rights of Way Act 2000 and Planning Policy
Statement 9 (PPS9) Biodiversity and Geological Conservation.

The survey was undertaken by a licensed surveyor following a methodology which would
be likely to identify past or current use of the site by bat species and/or Barn owls.

The site survey found no past or present evidence of bats roosting or Barn Owls nesting in
the building.

It is judged that the work can take place without affecting bats or Barn owls, so long as
the recommendations in paragraphs 5.1 and 5.2 of this report are followed.

On the basis of survey information, specialist knowledge of bat species and the mitigation
that has been proposed, it is considered that on balance the proposed activity is
reasonably unlikely to result in an offence under regulation 39 of the Conservation
(Natural Habitats, &c.) Regulations 1994. We do not consider there to be a need for a
Natural England licence at this time.

| certify that this report reflects my objective opinion of the facts found in relation to the
instruction received and information available based upon the methodology, assumptions
and constraints detailed within this report.

Report compiled by

e //
~

-

Jack SykeS BSc (Hons} MIEEM
Surveyor
Monday 12" March 2012

Signed

Andrew Gardner s (Hons), MSc MIEEM MRICS, CEnv. Dip NDEA
Director
Tuesday, 13 March 2012
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No previous survey information is known to exist.

Appendix 2 Photographs

Rendered walls
in excellent
condition

Building external - Southern elevation
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Damaged barge board
on SE corner of
building

Building external - Western elevation

Roof verges well
mortared

Gable apexes sealed

Building external - Gable wall apex
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Eastern elevation gap
along the eaves

Window and door frames
all sealed

Building external - Eastern elevation

Occasional ridge gaps
where mortar is missing

Flat roof offers no bat
roosting crevices or
voids

Building external - Central flat roof area
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Building internal - Roof void
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Voids fully sealed and
inaccessible to bats

No evidence of bat
droppings, prey items,
urine staining etc in any
of the voids



Appendix 3 Bat Roost plans
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