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INTRODUCTION

This Report accompanies a planning application for the development of 30 dwellings and
relocation of existing school car parking on Land to the north of Whalley Road, Hurst Green

The application falls within the Council’s definition of a major development and accordingly
one which is likely to attract significant community interest. Where such interest arises good
practice requires that public consultation is undertaken, it is also a matter enshrined in
legislation within Section 122 of Localism Act 2011.

Appendix 3 of the Council’'s Statement of Community Involvement provides guidance to
developers and applicants on the appropriate level of consultation with regard to major
applications. This is presented in tabulated form. As set out below is a summary of those
stages undertaken.

PROCEDURE DONE

Provide neighbours with draft plans

Request feedback

Engage with the RVBC in pre-application discussions.

Arrange a public viewing of the proposals

Circulate a leaflet outlining proposals to local residents

Arrange a meeting with appropriate groups in the community

ANEERN BN N RN I NN

Keep a note of all consultation carried out

Set out in the following pages is the extent of the pre-application consultation and the results
of that consultation.
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SCHEME PROGRESSION

A detailed description of the progression and evolution of the proposals is set out in the
Design and Access Statement and should be read alongside this report.

Stonyhurst College has regularly engaged with Ribble Valley Borough Council and its
officers over a period of time both through the Council’s planning department, but also for a

number of cultural events which are held at the College annually.

Engagement in the Council’s planning policy process has been on-going particularly in the
progress of the current Core Strategy. Representations have been submitted at each
appropriate stage to ensure that the role and importance of the College as a major
education establishment, employer and landowner are appropriately reflected. Such
representations are considered necessary due to the status of the College Campus as a
major grouping of Grade 1 Listed buildings and the accompanying grounds being a
Registered Historic Park and Garden.

Discussions with the Council considered the development potential of Stonyhurst land
around Hurst Green, a designated settlement in the District. A number of sites have been
submitted to the Council’s SHLAA process of which two, part of the application site and land

at Smithy Row, have been assessed positively.

More detailed consideration of site specific issues and the progression of a layout for land to
the north of Whalley Road resulted in amendment to the site area, and the progression of a
scheme which largely reflects the current application site area.

An indicative layout was first mooted at a meeting with Planning Officers in November 2011
regarding progress with the Core Strategy and Site Allocations document. The scheme was
presented in order to inform representations toe the LDF. This suggested houses ranging
from 2 to 5 bedrooms and predominantly 2 storeys in height to include terraced cottages,
along with semi and detached houses. Vehicular access in to the site from Whalley Road
along with new footpath links will also connect the development into the existing public
footpath network within and around the village.
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Detail at that stage did not include landscaping beyond planting on all boundaries although
the northern edge would be kept largely open. A village green-type open space was
introduced around the existing ash tree as a prominent feature will become a focal point of
the site. A replacement school car park was suggested towards the east of the site.

Whilst the principle of housing was accepted for Hurst Green, concerns about the scale of
development and detail of design. It was suggested that if the scheme was to be
progressed then it should be presented to the community for feedback.

Engagement with the Parish Council took place during March 2012 at an evening meeting
scheduled at Stonyhurst. Concern was raised about the scale of development and
design/appearance along with providing homes to meet local needs.

Due to the requirement to relocate the car park which serves St Joseph’s RC Primary
School, a series of meetings were scheduled with the Headteacher and Governors to
understand the school’s future requirements during April and May 2012.

A date for a public exhibition and community consultation was scheduled for 12 July 2012
along with formal pre-application engagement with Ribble Valley Borough Council. That
pre- application enquiry requested a range of information from statutory consultees and a
Screening Opinion to confirm that as a major scheme the application did not fall to be
considered as EIA development. Instead of formal EIA it was judged that environmental
matters could be dealt with through a series of studies and appraisal.

Full details of the proposals presented at the exhibition in the form of presentation boards
which can be seen at Appendix 1. These were included in the request for pre-application
advice from RVBC.
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COMMUNITY CONSULTATION

The object of community consultation on significant planning applications is to provide early
availability of good quality information enabling issues and problems to be addressed up
front, to avoid possible objections by resolving problems early, to avoid the need to make
costly revisions to proposals at an advanced stage and to ensure better quality applications
which can be processed quickly. This approach is inclusive and transparent and ensures
projects can be appropriate and meet the needs and aspirations of local communities.

Accordingly it has been determined that community consultation in regard to this project
would be in the form of presentational boards mounted at a public exhibition held at the
Shireburn Arms Public House, Hurst Green.

These presentational boards explained in some detail the evolution of the proposal, the
constraints that are apparent in regard to the land at the Whalley Road site and the
proposals for the redevelopment of the site with 30 new dwellings.

WHO WAS INVITED?

It was decided that the core of the community consultation would be the exhibition at the
Shireburn Arms Public House. This was felt to be the most effective way of disseminating

information and getting feedback from the community.

Accordingly it was decided to have an exhibition which was open to the public throughout
Thursday 12" July 2012 from 1.00pm to 8.00pm. Invitations in the form of a letter (Appendix
4) to the public consultation event were sent individually to each household within an
approximate 2 mile radius (map attached at Appendix 5). This amounted to some 228
households individually invited to the exhibition.

In addition to the invitation sent to local residents within and surrounding Hurst Green,
invitations were also sent to the Parish Council, the Ward Member, St Joesph’s Primary

School and other businesses within the local area.
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Our conclusion is that the details of the exhibition were sent and targeted directly to those
who were likely to be most interested. @ The event was well attended (Appendix 3:
Photographs).

FEEDBACK

Feedback received at the public exhibition was constructive. A count suggests that that 88
people attended the exhibition. Many people decided to take the response forms home with
them and to return them to the Shireburn Arms reception during the week after the event.
Further feedback forms went sent out on request from residents who either could not attend
the event or had lost or misplaced their form.

As far as those who filled in the response forms (see table below) there is a mixed view for
the proposals, however the majority of the forms against the proposal provided instructive
details which could be easily taken into account and accommodated in revised proposals.

Summary of the Public Community Consultation Exhibition

Invitations Feedback Forms . , Total Forms
Posted Attendance Distributed For | Against | Don’t Know Returned
228 88 140 15 16 3 34

One of the purposes of the community consultation was to try and identify issues which the
community appeared concerned about and which might be within the ability of the developer
to do something about. This instructive feedback presented us with a variety of issues and

observations to take into account. The next section deals with the summary of issues raised.

SUMMARY OF ISSUES RAISED

The feedback to the community consultation has come in two forms. The verbal responses
to members of the team at the consultation event and secondly the response forms that
have been completed.
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Of the response forms that have been analysed (34) 44% of those responding have been in
favour of the proposal, 47% against the proposal and 9% are neutral.

Those in favour of the proposal have made valuable comments which are hugely supportive.
Several individuals consider the proposals to be sympathetic and a great benefit to the area,
in particular the open space and landscaped areas. However to develop the proposals it is
of far more use to look at areas of concern to see if they can be addressed to improve the

submission.

A summary of these comments identifies highway, environmental and design and concept

issues to be the main areas of concern.

With no particular order the issues are as follows.

Highway Issues
e Car Park is too small
e A turning/drop off point would be useful
e Concern over parking for the existing residents using the car park on site
o Accidents on the busy road already due to the lack of parking spaces
e Concern over the speed of vehicles entering the village
e Concerns over the increase in traffic
¢ Roads should be widened
¢ A roundabout should be introduced
e Access into the site will cause issues

e Access on to the main road needs to be considered

Environmental Issues
e Should be kept as Greenfield /agricultural land
e Concern over protection of the Area of Outstanding Natural Beauty

o Conservation Area has been forgotten

Concept and Design Issues

¢ No need for housing in Hurst Green
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¢ Provision of bungalows designed for the elderly

¢ 30 houses may be too many for the site

e Lack of infrastructure to support new houses

e Loss of tourism and walkers

o Affordable housing for local people is needed

¢ Overlooking from Gateway house on to 30 Whalley Road

e Small affordable housing for younger people is needed

o A village shop should be introduced

e 2-3 bedroom houses are needed

o A post office and a doctors outreach surgery should be considered
¢ No gas supply to Hurst Green

e The proposals will spoil the ethos and community cohesion in the village
e Seats and benches should be added

o Would prefer 15 houses so the village does not lose its character
e College should develop closer to the school facilities

e The village will become a town

e 30 should be the maximum amount of housing built on this site

o Would like to see appropriate building materials used to reflect the village

The main concerns are clearly to ensure that the traffic and access into the site is carefully
designed to prevent accidents and that the number and type of houses are considered to
accommodate a demand for local affordable smaller housing. How these issues have been
addressed and incorporated into the scheme is addressed in the Design and Access
Statement which accompanies this application. Matters relating to highway access and
safety are dealt with in the Transport Assessment

This demonstrates the value of pre application community consultation and the ability for the

application to evolve and deal with individuals concerns.

As well as a number of issues which have been resolved a number of matters which were
raised at the consultation event are not matters which can be resolved through this planning
application or attribute powers the Developer way beyond their control what can realistically
be achieved.
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PRE-APPLICATION CONSULTATION

Alongside community consultation, it is also appropriate to seek pre-application advice from
the Planning Authority. Such a request was submitted to Ribble Valley Borough Council in
mid —July 2012 (LPA Reference 3/2012/0571/P). Alongside the request form and pre-
application fee, the relevant forms and material were submitted; the latter included a scheme
description, a brief review of the Community consultation and a list of reports to be prepared

and requesting a pre-submission meeting with officers.

A Screening Opinion was received on 26 July confirming that EIA was not necessary, and
that the list of reports suggested would suffice in the determination of the application. A full
tree survey was suggested along with a Phase | habitat survey.

In response to the Pre-application Request a number of notifications were circulated by the
Planning Authority. To date responses have been received from:

Environment Agency — suggesting that the application site is not in a flood risk
zone. However as the site exceeds 1.0ha and is greenfield, a Flood Risk
Assessment has been requested.

In response an FRA has been commissioned and will be submitted.

Lancashire County Council — Education Authority has suggested that contributions
are required to support the requirement for additional places generated by the
development.

In response the request is noted; however, we query the level of contributions.

A pre-application meeting was held on Friday 7" September 2012 with the Head of the
Planning Service. That meeting discussed the detail of the scheme, the response to public
consultation and the additional material being prepared to support the planning application.
The outcome of the meeting was positive.
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CONCLUSIONS

Good planning practice requires that prior to the submission of planning applications that an
appropriate level of consultation is undertaken, both to inform those likely to be affected by
the development but also to “iron” out any issues which may be resolved, prior to the

submission of the planning application.

Requirements set out in the Localism Act 2011 enshrine the practice in law, but do not
stipulate the detail. Ribble Valley Borough Council has set out in Appendix 3 of its
Statement of Community Involvement (2010) when it considers pre-application consultation
is appropriate and recommends what measures should be undertaken.

Set out in Section 1 of this report is the extent of pre-application consultation activity
undertaken on behalf of Stonyhurst. It is considered that all of the measures have been
achieved.

We consider that the consultation of the community has been a constructive and worthwhile
element to the preparation and evolution of this application. We consider the public
exhibition to have been well attended by around 88 people following invitations to over 228
households. The turnout rate perhaps demonstrates a relaxed attitude to the proposals.

However, those that did attend and gave feedback, were interested enough to provide useful
comments as to matters that they would like to see addressed if the development is to
proceed. These matters, where it was possible for the developer to address them have been
addressed.

The feedback has resulted in the developers and their advisors feeling confident that the
proposal has evolved with the guidance of the local community. Many of the issues raised
have been dealt with to ensure the community stakeholders have contributed towards
transparent proposals. Those that have stated their opinion against the proposals will
hopefully be able to see the improvements due to the consultation process undertaken.

We therefore conclude that meaningful and positive community consultation has brought

forward a more refined solution for approval.
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5.8 Pre-application consultation between Stonyhurst and Ribble Valley Borough Council has
continued the collaborative dialogue. Comments received have been taken on board and
addressed where possible or additional material prepared and submitted in support of the

planning application.

Carter Jonas LLP
October 2012
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RESPONSE FORM




Feedback and Comments
Consultation Event 12" July 2012

After considering the contents of the Exhibition, it would help us when 5. What do you think are the main issues for housing in the area?
preparing the planning application if you could answer the following Affordability O
questions and let us know any other comments you may have. To
provide some context these questions ask about some general matters Availability O
relating to Hurst Green village and then specifically about the Suitability O

development proposals.
Any other (please feel free to suggest)

1. What iS YOUr POSE COARY .o e

2. What do you value most about Hurst Green? 6. Do you think it is appropriate for Stonyhurst to build new houses in
Attractive location O Hurst Green
Quality of the environment O If the houses are for local people ? Yes / No
Community spirit O If the houses are for College staff ? Yes / No
Availability of facilities O If the houses are for new residents ? Yes / No
Any other (please feel free to suggest)
......................................................................... 7. What type of housing do you think is best for this location?

3. What do you think are the main issues facing the village today?
Access to services O 8. Do you think these proposals will benefit Hurst Green?
Access to jobs O Yes / No
Access to housing O 9. Do you think that there are any other matters which should be
Any other (please feel free to suggest) included in the scheme ?

4. Do you think there is a demand for more housing in this area?
Yes / No



Please let us have any further comments here:

If you are happy to provide your name and address, please do so below
(this will only be used for planning purposes)

If you are unable to complete this form today, you may drop it
off at the Shireburn Hotel Reception until Friday 27" July 2012.
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STONYHURST COLLEGE

LAND AT WHALLEY ROAD,
HURST GREEN

PUBLIC CONSULTATION EVENT
THURSDAY 12™ JULY 2012
AT THE

SHIREBURN ARMS
HURST GREEN
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INVITATION LETTERS




Our Ref: PAL/1006041
Your Ref:

E: paul.leeming@carterjonas.co.uk
DD: 01423 707804

CARTER
JONAS

COPY

Residents
Regent House
13-15 Albert Street
Harrogate HG1 1JX
T: 01423 523423
F: 01423 521373

04 July 2012

Dear Sir/Madam

COMMUNITY CONSULTATION EVENT: LAND TO THE NORTH OF WHALLEY ROAD, HURST
GREEN: RESIDENTIAL DEVELOPMENT

Carter Jonas acts on behalf of Stonyhurst College. We are writing to let you know about proposals
being put forward by the College for the development of the land to the north of Whalley Road,
Hurst Green where we hope to provide 30 new dwellings and the relocation of the existing car
parking spaces. We are currently preparing a planning application which will be submitted to Ribble
Valley Borough Council later this year.

We are holding an exhibition of the proposals to which you, as nearby residents are invited. This will
be at the Shireburn Arms, Whalley Road, Hurst Green on 12" July 2012 at 13.00- 20.00 where
the project team and representatives for the College will be on hand to explain the proposals,
answer questions and gather the views of the local community before finalising the application.

However, if you are unable to attend the exhibition, a brochure containing details of the proposals
will be available to collect from the Shireburn Hotel after the event or you can contact us directly
from the details above.

We look forward to seeing you there to learn more about these exciting proposals, to comment and
to hear your views.

Yours sincerely

Paul Leeming BA (Hons) BTP MRTPI
Senior Associate
For and on behalf of Carter Jonas LLP



Our Ref: PAL/JW 050712
Your Ref:

E: paul.leeming@carterjonas.co.uk
DD: 01423 707804

CARTER
copy JONAS

Councillor J E Alcock

21 Moor Field
Whalley i )
Clitheroe egent House
BB7 9SA 13-15 Albert Street
Harrogate HG1 1JX
T: 01423 523423
F: 01423 521373
04 July 2012

Dear Councillor Alcock

COMMUNITY CONSULTATION EVENT: LAND TO THE NORTH OF WHALLEY ROAD, HURST
GREEN: RESIDENTIAL DEVELOPMENT

Carter Jonas LLP acts on behalf of Stonyhurst College. We are writing to you in your role of Ward
Councillor for Aighton, Bailey and Chaigley to let you know about proposals being put forward by
the College for the development of the land to the north of Whalley Road, Hurst Green. The College
hopes to provide 30 new dwellings and relocation of the existing car parking spaces on this site.
We are currently preparing a planning application which will be submitted to Ribble Valley Borough
Council later this year.

We are holding a public exhibition of the proposals to which you are welcome to attend. The
exhibition will be at the Shireburn Arms, Whalley Road, Hurst Green on Thursday 12" July
from 13.00 till 20.00 where the project team and representatives for the College will be on hand to
explain the proposals, answer questions and gather the views of the local community before
finalising the application.

However, if you are unable to attend and would like a meeting to discuss the proposals then please
do not hesitate to contact us. There will also be brochures containing details of the proposals
available after the event to collect from the Shireburn Hotel.

We hope to see you there.

Yours sincerely

Paul Leeming BA (Hons) BTP MRTPI
Senior Associate
For and on behalf of Carter Jonas LLP



Our Ref: PAL/JW 050712
Your Ref:

E: paul.leeming@carterjonas.co.uk
DD: 01423 707804

CARTER
copy JONAS

Mrs P Tyson
10 Hoghton Road
Longridge Regent House
u

E;iit;):hire 13-15 Albert Street
PR3 3UA Harrogate HG1 1JX

T: 01423 523423

F: 01423 521373
04 July 2012

Dear Mrs Tyson

COMMUNITY CONSULTATION EVENT: LAND TO THE NORTH OF WHALLEY ROAD, HURST
GREEN: RESIDENTIAL DEVELOPMENT

Carter Jonas LLP acts on behalf of Stonyhurst College. We are writing to you in your role of Parish
Clerk for Aighton, Bailey and Chaigley Parish Council to let you know about proposals being put
forward by the College for the development of the land to the north of Whalley Road, Hurst Green.
The College hopes to provide 30 new dwellings and relocation of the existing car parking spaces on
this site. We are currently preparing a planning application which will be submitted to Ribble Valley
Borough Council later this year.

We are having a public exhibition of the proposals to which you are welcome to attend. The
exhibition will be at the Shireburn Arms, Whalley Road, Hurst Green on Thursday 12" July
from 13.00 till 20.00 where the project team and representatives for the College will be on hand to
explain the proposals, answer questions and gather the views of the local community before
finalising the application.

However, if the Parish Council are unable to attend and would like a meeting to discuss the
proposals then please do not hesitate to contact us. There will also be brochures containing details
of the proposals available after the event to collect from the Shireburn Hotel.

We hope to see you there.

Yours sincerely

Paul Leeming BA (Hons) BTP MRTPI
Senior Associate
For and on behalf of Carter Jonas LLP
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PLAN TO SHOW THE INVITATION DISTRIBUTION
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