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A, PRPELLANT DETVAILS

The name of the person(s} making the appeal must appear as an applicant on the planning application

form.
[ Name The Huntrovde Estate/Clitheroce Auction Mart Co Ltd/Mr J Tayior; Ms Sarab
‘ Hoaoltd o S [ hatar A RODARS

fi\l‘ 05 Sy C,/O age}:‘lt PhODE 70,

rax no
Postcode E~mail
Piease confirm how you wish {0 correspond with us: sier tronically, via the email address specified above
On paper, by post,
B, AGEMT DETAILS FOR THE APPEAL (i any}
Naime  Jane Dickman  (The Huntroyde Estate/Clithevoe Auction Mart Co Lud/Mr J T4a4d
.  c P SaA W A ol CAMATNAR oo
Address PO Box 97 Your reference DALCE/13

ickman Assoclates Ltd

Bolton
Lancs

Postoode BLIL 92T E-mail stadplan
jmase confirm how vou wish to correspond with us:  E=

Phone np. 07946845438

actronically, via the email address speciiied above v

On paper, by post.

/7

€. LOCAL PLANMNING AUTHORITY (LPA} DETAILS
Mamea of the LPA Ribble Vallay Borough Council

L 0A's reference number  2/Z012/0913

Date of the planning application 17 et zulg

Date of the LPA's decision (if issued) 15 Feb 2012

R ety
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APPEAL SITE ADDRESSE

Address  land off

Waddingtun Road
Clitheros
Lancs

Postcode BR7 ZDE Grid Reference: Easting 3738830 Morthing 2422080
Is the appeal site within a Green Belt? YES NG S
Are there any health and safely issues af, or ngar, the site which the Inspector would need to take into
| account when visiting the site? YES MO
E. DESCRIPTION OF THE DEVELOPMERNT
Size of the whole appsal site Araa of floor space of proposed development
Vin hectares) {in sgquare metres)

Has the description of the development changed from that stated on the application form?

YES NO W

fYES, please state below the revised wording, and enclose a copy of the LPA’s agreement to the change.

Residential development and a crechs

i
This appeal is against the decision he LPA fo:
Piease tick one box only «
i Refusa planning permission for the development described an the application form or in v
Section E.
2 Grant planning permission for the development subjact to conditions to which you object,
3 Refuse approval of the matters reserved under an outling planning permissicn.
4 Grant approval of the matiers reserved under an outline planning permission subject to
conditions to whicn vou object.
5 Refuse to approve any matter reguired by a condition on a previous ptanning perrmission

s

(other than those in 3 o 4 abovel.

(1

Falted to give notice of its decision within the appropriate period {usually 8 weeks) on an
appi cation for permission or approval.
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3. CHOICE OF PROCEDURE
There are 3 possible choices:- written represant ! gs @
arefully which method suits your circumstances before se#ect'ng yvour preferred option by ticking the box,

i, THE WRITTEN REPRESENTATIONS PROCEDURE
This is normally the simplest, gquicikest and most straightforward way of maldng an appeal. The
written pmcecsure is particularly suited to smaii-scale developments {e.g. individuat houses or
small groups of houses; appeals against conditions or changes of use).
aj Could the Inspector see the relevant parts of the appeal site sufficiently YES NO
fo judge the proposal from public land?
by Is it essential for the Inspactor to enter the site to check mesasuraments  VES N3
or other relevant facts?
if s0, please explain below or on 2 separais shaet.
2. THE HEARIMNG PROCEDDRE
This procedure is fikely to be suited to more complicatad cases which require detaiied discussion about
the merits of a proposal. At the hearing the Inspector will lesd & discussion on the matters already
prasented in the written statements and supporting documenis, Although you may indicate a preference
for a hearing, the Inspectorate must also consider that vour appeal is suitable for this procedure, You
must give detaiied reasons below or on a separate document why you think a hearing is necessary.
Please answer the gueastion below,
ay Is there any further information relavant to the hearing which vou need YES NO
to teil us about? If 50 please explain below,

E. THE INQUIRY PROCEDURE ¥
This is the most formal of procedures. Although vou may indicate a preference for an inguiry the
Inspectorate must also consider that vour appesl is suikabie for this procedure. You must give delatied
reasons beiow or in & separate document why yvou think an inquiry 15 necessary.

if!

and inguiries. You should consider

Thene wil a need for expert avidence to be given and Ior
that evidence Lo be tested. The L
nousing land supply, we do not .
Ther has ben substantial third party interest on a range of

Continued on Supplemeantary Sheel
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How long do you estimate the inguiry will last? No. of days
(Note: We will taka this into consideration, bul please bear in

mind that our sstimate will also be informed by others’ advice

and our own assassment.)

How many witnesses do you intend to cali? Mo. of witnesses

Is there any further information refevant to the inguiry which vou YES
nead to tell us about? If so, please axplain below.
Fleasa continue on & separate shest if necessary.

LAl
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GROUNDS OF APPEAL

nd to submmit a plan

|
¢} with this appeal?
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GROUNDS OF APPEAL {continued)
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{parl one) APPEAL SITE OWNERSHIP DETAILS

=
of the @szmzré’s oF aar"z awsﬁc:ar 8 arnd %}ée sure that vou
=g

Wea nesd to krow who owns the appesis
3
B OWHICH OF THE CERTIFICATES

part of i, wea nead {o know the namels
have told them that yvou have made an apeaeal. YOU MUST TICK

APPLIES,

. N , , S -y 5 Please fick one box onb

If wvou are the sgle owner of the whols appes! shte, cortificate & will appiy: & : anry
i LK i e

CERTIFICATE A

I cartify that, on the day 21 days
was the owner of any part of the

hefore the date of this appeal, nobody except the appellant,
and to which the appeal relates:

D
CERTIFICATE B
1 certify that the appellant {or the agent) has given the requisite notice {ses the Guidance
Notes} to every one slse who, on the day 21 days before the date of this appeal, was the
owner of any part of the land to which the appeal relates, as listed below:

notice was served Date the notice was served

Dwner's name Address &t which the
N @ Le Cendre Starkie The Huniroyde Bstate Office, Padiham, Lancs,B 12 Mar 2013
My F Coar Fialds Farm, Clitherce Road, Waddington,llithéso¢ 12 Mar 20132

Mrs M Coar Fielda Farm, Clitherce Road, Waddington,Clithdsgte 12 Mar 2013

CERTIFICATES C & D

I you do not know whio owns all or part of the appeal site, complete either Certificate C or Certificate I in
the guidance leaflet and attach it to the apjpeai form.

I {part twol AGREICULTURAL MOLDINGS CERTIFICATE

We alsn need 10 k“cw whether the appeal site forms pait of an agricultural holding

Flease ok elthar (a8) or (b). v

of, an agricuitural holding:

) Nane of the {and to which the appeal relates is, or is part
{bY(1) The appeal site is, or is part of an agricuitural holding, and the appellant is the scle

agricuibuiral tenmt.

{B3(H) The appeal sita is, or is part of, an agricultural holding and the appeliant {or the agent)
has given the ra req uisite notice o evary parsen (other than the appeilant) who, on the e
day 21 day: efore the date of the appeal, was a fenant of an agricuitural holding on all

oF part of the land to which the appeal relates ss listed helow:

Tenant's name Address at which the notice was served Date the notice was sarved

Frank Coar

Mary Coar E

Detalis of additional tenants




£, ESSENTIAL SUPPORYTING DOCUMENTS

You asust send the dcgumems f:sz,d 1-7 below with your appeal form.

Plaase tick the boxes to show which documents you are endlosing

i A copy of the original plenning applcation sant to the LPA.

2 A copy of the site pwnership certificate and sgeicuitural holdings cartificate
submitied to the LPA
at application stage (this is usually part of the LPA’s piannmg appiication form).

3 £ copy of the LPA™s decision notios (i ssued). (} , i the event of the fallure of the LEA
to give a deciston, if Hoscxhzc please enclose a copy of the LPA's latter in which they

acmowlcdgu:i rhe applicatic

4 A glite plan (preferably or‘ & Cop\f of an Crdnance Suirvey map at not less than 10,060
scale) showing the general iocation of the proposad development and its boundary. This
plan should show fwo named roads 50 as 1o assist Edes“tifyizﬁo the jocation of the appeal
site or premises. The application site should be edged or shaded in red and any other
adjoining land owned or controlied by the appellant {if any,. edged or shaded blue,

5 Copies of all ptans, drawings sndg documents sent fo the LPA as part of the application,
The plans and drawings should show all boundaries and colourad markings given on those
sent ‘to the LPA,

Plaase number them clearly and list the numbers here or on a separate sheei:

& Coples of all additlons! plans, drawings and docuwments sent to the LPA bub which did
not form part of the o ngxro: application (e.g. drawings for [Hustrative purposes).
Please number them clearly and list the numbers here or on a separate sheet:

cess atatamant sent to the LEA (if reguired)
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You must send coples of the following, If aporovriate:

& Additfonai plans, drawings or documents refating to the application but net previousky
seen by the LPA.
Flease number them ¢learly and list the numbers here or on 3 separate sheal:

= Any relavant corragpoidengs with the LPA, Including any supporting information
submitted with vour agzphcai on in accordance with the Hst of local reguirements.
10  If the appesl s against the LPA'S refusal or failure to approve the mailers reserved

wnder an outlineg permi smmf please ancose!
{a} the ralevant outline application;

H

{b} all plans sent at outline application stage;

{c} the original cutlineg planning permission.

i1 If the appeal is against the LPAs refusal or failure to decide an app"raticn which rejates
0 a condition, we must have a copy of the griginal permission with the condition
attached.

g

Fak
hur

A
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copy of any Environmental Statement pius certificates and notices relating to
o
VDN

ty {if ona was sent with the application, or required by the LPA)
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I
i DTHER APPEALE
If vou hava sent otha appeals for this or nearby sites to us and these have not been dacided, please give
details and our reference numbears.

L. CHECK SIGH AND DATE

A1 supporting documsnts must be received by ug within the time Hmib)

I confirm that  have sent a copy of this appeal form and relevant documents to the LPA (if
vou do not your appeal will not normally be accepied).

{ confirm that all sections have i:} ean fully completed and that the details of the ownership
(secmon I} are correct fo the best of my knowiedge,

-~
.’]e" ;
it £ AN L .
2ignatura 7 e Laace 12 Marceh 2013
4'.‘/;
¥
Name {in capitalg) Jans Plckman

it bahalf of {f;": appig‘cabie:} The Huntyoyde Estate/Clitheroe Rucstion Mart Co Lud/Mr J Tayler; Ms

"he gathering and subsequent processing of the personal data suppiied by vou in this form, 15 in
uc:cor"iance with the terms of cur regi S‘TEiUOI’ under the Data Prr‘tectson Act 1988, Further information
about cur Data Prolection policy can be found in the guidance leaflet

M.  NOW SEND

»  Send & copy Io the LPA s You may wish o keap
a copy of the

Send a copy of the apueal form to the address from which the decision notice was cormpieted Torm for

sent (or o the address shown on any letters recsived from the LPA). There is ne your records

nead to send them all the documents again; send them any supporting documents
not previously sent as part of the application. If you do not send them a copy of
this form and documents, we mav nol accept your appeal.

Wihen we recelve your appea! formm, we will write to vou letting you know If your appeal is valid, who is
dealing with it and what happens next,

[4)




M. APPEAL DOCUMERTSE

We will ot be able to validate the appeal until all the necessary supporting documents are received,
Please remember that all supporting documentastion needs to be received by us within the
appropriate deadiine for the case type. If forwsrding the documents by email, please send to

appesis@pins.gsi.gov.ule. IF posting, please enciose the section of the form that Uists the supporting
documents and send it to PG Box 2608, Bristoi, BS1 SAY,

You will not be sent any further reminders.

Please ensure that anything you do send by post or emall is cleariy marked with the reference number:

APPITIERG/ASLZ/ 2184601
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TITLE: Grounds
DESCRIPTION: Grounds
FILENAME; GROUNDS 3.13.pdf
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SUPPLEMENTARY SHEEY

Wiy it s essentlal for the Inspector to enter the site {vontinued)
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Dickman Associates Lid

PLANNING APPEAL: WADDOW VIEW, LAND OFF WADDINGTON ROAD,
CLITHEROE, LANCS

REASONS WHY AN INQUIRY IS NECESSARY

Cur ref: DALDS/M3
LPA ref: 3/2012/0913
PINS ref: APP/T2350/A/13/2194601

There will be & need for expert evidence to be given and for that evidence to be
tested. The LPA say they have a 5 year housing land supply, we do not.

There has been substantial third party interest on a range of issues in particular
highways. Whilst LCC have no highway objection and nor does this appear as a
reason for refusal, third parties may raise it and thus we may need to call
evidence on this issue.

Between the main parties we consider the principle issues to be policy, housing

land supply, prematurity and landscape/visual amenity.

JO/DAL12.3.13

CHARTERED TOWN PLANNER




Dickiman Associates Lud

GROUNDS OF APPEAL, WADDOW VIEW, LAND OFF WADDINGTON ROAD,
CLITHERQE

Our ref: DALOB/13
LPA ref: 3/2012/0913

1. NPPF presumes in favour of sustainable development unless material considerations
indicate otherwise. RVBC officer’s report fo committee concurs. The NPPF at Para 7
defines 'sustainable development’ as having 3 dimensions economic, social and
environmental. The créche provide a community/social element to the scheme in a part
of Clitheroe lacking such facilities. The environmental role — contributing to protecting
and enhancing our natural, built and historic environment; and part of this, helping to
tmprove biodiversity, use natural resources prudently, minimise waste and pollution, and
mitigate and adopt {o climate change.

Para 14 of NPPF says that where the development plan is absent (or emerging), silent
or policies are out of date, permissions should be granted unless, ‘any adverse impacts
of doing so would significantly and demonstrably ouiweigh the benefits when assessed
against the policies in this Framework taken as a whole, or where specific policies in this
Framework indicates development should be restricted.

Any impacts on landscape character and amenity are considered can be mitigated and
therefore would not demonstrably outweigh the benefits of a development deemed to be
in a highly sustainable {ocation.

NPPF is centred on a presumption in favour of sustainable development. The application
site, whilst outside the town’s development boundary, is not in a Green Belt designation,
AONB or a §§SI and in landscape terms accords with the NPPF and is not prejudicial to
the Core Strategy's emerging policies.

2. In accordance with ENV3 of the Ribble Valley Local Pian, a full landscape and visual
assessment of the proposals based on the parameters of the development, is contained
in the Design and Access Statement. This concludes that landscape and visual impacts
will accrue but that appropriate measures will mitigate these issues so that they will be
acceptable and the development can successfully be assimilaied into the surrounding
landscape.

in support of reaching this conclusion, it is proposed to retain existing trees and
hedgerows where present along boundaries of the site, in order to minimise the visual
impact.

Additionally, structural and informal planting both within and on the perimeter of the site
and specifically where sensitive receptors have been identified, details of which would
be submifted at a Reserve Matters stage.

tt is not accepted that the development is an inappropriate urban extension which would
change the character of this area of countryside to the detriment of visual amenities of
the area. it will be demonstrated that the development will be an extension of the urban
character and that visual amenity will be mitigated and could in the longer term be

CHARTERED TOWN PLANNER 1




Dicrrnian Associates Lid

beneficial in terms of improved footpath network and areas of open space provision. it is
considered that due regard has been given to the site in landscape terms and any
development will renew and enhance landscape features within it. Appropriate regard
will be given o the characteristic landscape features of the area.

3. Policy DMG1 ~ Core Strategy Submission Draft seeks a sequential preference to the
principles of mitigation hierarchy. It will be demonstrated that the environment will be
enhance in terms of biodiversity through the landscaper design of the proposed
development and that any visual impact on amenity will be minimised and offset.
Although at outline planning stage, it will be demonstrated that density, layout and
refationship to the surroundings will be well considered, inciuding any impact on
landscape character and effects on landscape amenity. The importance of public open
space will also be considered.

4. Policy DMG2 — Core Strategy Submission Draft requires that development proposals
meet an identified need for housing in the Borough. In this regard the development is
considered to be in keeping with the character of the adjoining townscape by virtue of its
use of materials, landscaping and siting. Whilst the proposed development is outside the
AONB, due regard will be made of the proximity of this designation and the views out the
town from these areas. Similarly, the views of the surrounding countryside from both the
existing town and the proposed residential areas are considered. In all respects, it is
considered thai there would be no lasting significant detriment to the views to or from the
AONB.

5. Policy DME2 ~ Core Strategy Submission Draft requires that development does not
significantly harm important or landscape features. Of the features listed, it is considered
that no landscape features would be harmed by the proposed development. Of the
hedgerows and hedgerow trees that would be lost they are outgrown, species poor and
would be mitigated for by new planting. In considering mitigation for loss of trees and
any visual impact the potential cumulative impacts of a new development will be
considered where development has already taken place within the settlement boundary.

6. This site immediately abuts the settlement boundary and part of the site was identified
in the 2009 SHLAA as suitable for development for housing in the 0-5 year time period
(i.e. 2008-14). Clitheroe is the main settlement in RVBC area and the appeal site lies
immediately adjacent to the Town Centre and in easy reach of the bus/rail interchange. It
achieved a sustainability score of 78 out of 100 in the SHLAA. # is arguably the most
sustainable site in Clitheroe, outside the settlement boundary even ahead of the
Henthorn Rd site allowed on appeal last year (APP/12350/A/11/2161186) which was
outside the settlement boundary and, the yet {o be tested, Standen site which is shown
as a strategic site in the emerging Core Strategy, but is now also the subject of an
application (3/2012/0942) which has at the time of writing yet to be determined.

RVBC housing fand supply figures have yet to be verified for deliverability. NPPF,
paragraph 47 requires the identification of 20% headroom to a 5 year supply where a
council has a persistent history of under delivery. The officer's report to commitiee states
that RVBC do not currently have a 5 year supply of housing land. Furthermore the
NPPF does not advocate resisting development once the 5 year supply of deliverable

CHARTERED TOWNPLANNER 2




Dickman Associates Lid

sites is achieved. Also as already note the RVBC SHLAA (2009) identified this site as
deliverable in the 0-5 year timeframe for supply.

RVBC have consistently failed to meet there housing targets over the last 5 years and
this situation still prevails, despite some recent consents mainly following appeals (Milton
- APP/T2350/A/12/2181354;Henthorn - APP/T2350/A/11/2161186 ; Barrow Brook -
APP/T2350/A/12/2176977) they have still failed to maintain a 5 year supply of housing
land such that in the Inspector’s decision on land off Milion Avenue he commented thus:

in my view, a housing requirement figure of 200 dpa is also the appropriate starting
point in the case before me for quantifying the five year supply sought by the
Framework.

The Council and the appeliant agree that, on the basis of the 200 dpa identified above,
with an adjustment fo recoup the past under-delivery (2008-2012) over the remainder of
the CS period (2012-2028), five years worth of the Council’s housing requirement
equates fo 1150 dwellings or 230 dpa. However, the Framework indicates that, where
the local planning authority has a record of persistent under delivery of housing, a buffer
of 20% (moved forward from later in the plan period) should be added to the housing
requirement. This would increase the housing requirement fo 276 dpa, which is
equivalent to 1,380 dwellings over five years.’

7. The reason for refusal also refers to policy G1 and G2 of the RVBG Districtwide Local
Plan (RVDLP} and that the proposed development would have an adverse visual impact.

The RVDLP was adopted in 1998 and this is the most up to date adopted policy. In line
with NPPF given its age therefore it should have littte or no weight compared to NPPF
the most recent National guidance. RVBC have commenced their Core Strategy(CS)
and even submitted it last autumn to the inspectorate only to be told in December 2012
to either withdraw it or establish an up to date and robust evidence base. They chose the
latter and are currently seeking sites through an update to the 2008 SHLAA and further
consultations will need to follow before the CS can be resubmitted for EiP. Thus reason
for refusal two which implies prematurity relative to the CS also indicates a deliberate
delaying of decision making on a site which is NPPF compliant and would go a
significant way to addressing the HLS for RVBC in the 0-5 year time period.

The application was made in outline with everything except means of access reserved.
An indicative masterplan layout was included which shows a scheme of 345 dwellings
on a 9.2ha site — thus it is a scheme of appropriate density (approx. 37 dpha) and with a
mix of detached, semi detached and townhouses in line with points (a) and (e} of policy
G1 being sympathetic in terms of size, density, layout, materials, intensity and nature to
existing and proposed land uses.

In landscape terms, there is no direct conflict with policy G1 - Ribble Valley Local Plan.

It is considered and will be demonstrated that the proposed development will not
adversely affect the amenities (visual and landscape) of the surrounding area. Materials
for both built form and landscape features will be sympathetic to the area and the
development would not damage any SSSI's, County Heritage Sites, Local Nature

CHARTERED TOWN PLANNER _ 3




DHckiman Associates Lid

Reserves or any other sites of nature conservation importance. The existing water
course on the site will be maintained in a wide landscape corridor of native vegetation.

Ribble Valley's policy statement cites that the Council will weigh the economic benefits
arising from development against environmental impact when making decisions. This
includes the level of provision of Public Open Space in the area. Public access will be
available through the development to a large tract of open space which is not currently
available to the towns people of Clitheroe. In addition, the public right of way will be
maintained and will be demonstrated that it wilf be within a good landscape amenity
corridor.

8. It is accepted that the development is outside the settlement boundary of Clitheroe.
However, it is considered that the development is appropriate to the town's size and
structure and forms a natural ‘rounding off’ on this side of the town.

Policy G2 of the RVDLP directs development to within the main settlements and says
the following scale of development will be approved which in the case of Clitheroe, is
defined as:-

‘consolidation and expansion of development and rounding off development. In all
cases this must be on sites whoily within the settlement boundary and must be
appropriate to the town's size and form;’

The setilement boundary is tightly drawn in the RVDLP, which is over 18 years old and
thus not up to date as per NPPF, therefore to accommodate the housing numbers
required even at 200dpa, will need to be revised. The submitted CS has been put on hold
for background documents to be updated, as already explained. At the time of writing the
SHLAA consultation update is out for public feedback and the time period for those
representations to be made has been extended by 3 weeks. This will therefore likely delay
the CS EiP and thus the likelihood of adoption of the CS is further delayed leaving RVBC
in a policy vacuum and reliant on meeting the criteria in paras 7,14 and 47 of NPPF as
previously stated.

The proposal would provide a rounding off and balancing of the development form of
Clitheroe thus whilst currently outside the settlement boundary in the adopted plan,
which is 15 years old, it is adjacent to the town’s main services, facilities and public
transport hub and closer than other sites being tabled whether within or outwith the
settlement boundary of Clitheroe. It is therefore highly NPPF compliant.

It does not significantly increase the views of the town when viewed from the north or
from the town's viewpoints and is visually linked to the urban form. The development
forms a natural link with other land uses outside the settlement, specifically the cemetery
and the proposed extension and follows the lines of residential curtilage where it adjoins
the main settlement.

Although not referred to in the reason for refusal but referred to in the officer’s report to
committee, another relevant Local Plan policy — G5 relates to settiement strategy.
indeed the officer’s report states it recognises the settlement strategy in the RVDLP is
out of date in relation 1o both settlement boundaries and development constraints. RVBC
area outside the main settlements is largely rural with The Forest of Bowland AONB to

CHARTERED TOWN PLANNER 4




Ohckman Associates Lid

the north and Green Belt to the south dividing it from the towns of the M65 corridor. The
appeal site is therefore one of the few countryside areas that has no specific designation
but which immediately abuts the borough’s main settlement as defined by the adopted
1998 Local Plan and the draft Core Strategy.

9. Paragraphs 186 and 187 of NPPF suggest LPAs 'should approach decision-taking in
a positive way to foster the delivery of sustainable development’ and also that they
‘should look for solutions rather than problems, and decision-takers at every level should
seek 10 approve applications for sustainable development where possible. Local
planning authorities should work proactively with applicants to secure developments that
improve the economic, social and environmental conditions of the area.’

10. There are no issues with ecology, trees, archaeology or highways as ali have been
agreed with the relevant officers at RVBC and LCC. Whilst materials, some highway
elements and drainage are matters that can be deait with by condition, thus there are no
material considerations which should preciude or prevent the granting of this
development. Thus we would urge the Inspector o allow this appeal.

11. We reserve the right to address to adduce further evidence in reply to issues raised
by RVBC and third parties in evidence.

JD/DAL 7.3.13
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