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Statement, Residential conversion and development, Lodematic Ltd premises, Primrose Works, Primross Road,

Clitheroa July 2016
1. INTRODUCTION
1.1 This Planning Statement is submitted in support of a full planning application

by Lodematic Ltd for a residential development at Primrose Works, Primrose
Road, Clitheroe. The planning application is a resubmission of that approved
in April 2016 under reference 3/2015/0266. The only difference between this
submission and the previously approved scheme is the omission of
affordable housing. This is as a direct result of the revised national planning
policy / guidance context arising from the May 2016 Court of Appeal decision
in the case of R (West Berkshire District Council and Reading Borough
Council) v. Secretary of State for Communities and Local Government. The
development comprises demolition of existing workshop buildings (other than
the main three-storey element), conversion of the main three-storey element
to provide 14 residential apartments, the erection of 4 residential apartments,
erection of a cycle / refuse store, laying out of parking and circulation areas,
and associated landscaping. This Statement should be read in conjunction
with the following documents also submitted in support of the application:

e Design and Access Statement — MCK Architects;

* Plans and Drawings illustrating the proposal - MCK Architects;

» Arboricultural impact Assessmeni — Bowiand Tree Consuitancy;

» Bat Survey and Report — Ribble Ecology Ltd and The Tyrer
Partnership;

¢ Topographical Survey — Chris Heaton Surveys;

» Transport Statement — VTC Consultancy;

» Noise Survey and Report — Miller Goodall Environmental Services Ltd;

» Heritage Assessment — Stephen Haigh;

* Unilateral Undertaking — Foster Law Solicitors:

» Marketing and Property Market Assessment - Taylor Weaver Chartered
Surveyors;

» Phase 1 Land Quality Assessment - PSA Designs;

o Utilities Assessment — PSA Designs; and
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« Drainage Statement — PSA Designs.

1.2 For completeness, this Planning Statement provides a full justification for the
proposal notwithstanding the recent decision to grant planning permission for
development at the site, although this is clearly a very significant material
planning consideration alongside the revised national planning policy /

guidance context.
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2. THE PROPOSAL

21 The application is made in full for a residential development at the Primrose
Works site, comprising demolition of existing workshops buildings (other than
the main three-storey element), conversion of the main three-storey element
to provide 14 residential apartments, the erection of 4 residential apartments,
erection of a cycle / refuse store, laying out of parking and circulation areas,
and associated landscaping. Three of the proposed residential apartments are
designed and would be constructed to the Lifetimes Homes Standard.

2.2  The Design and Access Statement, site layout plan and other plans / drawings
describe in detail how the site is to be developed.
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3.

3.1

3.2

3.3

APPLICATION SITE AND SURROUNDINGS

The development site has an area of approximately 0.29 hectares, including
the access from Woone Lane / Primrose Road. The site is located at the
southern end of Woone Lane / north west end of Primrose Road Clitheroe. A
large portion of the site is occupied by three parallel and attached ranges /
bays of industrial workshop buildings, with smaller attached (out)buildings,
dating from the 1800s and a detached industrial building dating from the
second half of the twentieth century. The buildings have a floorspace of 1,702
square metres. Other parts of the site are either overgrown or occupied by a
small yard area associated with the industrial use. The site is vacant, the
former tenant having moved to more suitable modern premises elsewhere in
the Borough. The primary access to the site is from the track running along
the northern side of the site and connecting to Woone Lane. A secondary
access is available from the shared yard to the south of the siie and
connecting to Primrose Road. The site was formerly occupied by Lodematic
(Components) Ltd, who used the site for hydraulic cylinder design,
engineering and precision part manufacturing.

The application site is bounded by an access track to the north, beyond which
a redevelopment of the former Primrose Mill and an adjoining greenfield site
is presently under way by Miller Homes Ltd (Montgomerie Gardens
development), with the erection of some 230 dwellings. To the east of the site
is an electricity sub-station with Woone Lane beyond. To the south of the site
is Primrose Studios, sub-divided former mill premises with a variety of
commercial (mainly sforage) uses. To the west / south west of the site is
Primrose House and gardens associated therewith. Woone Lane provides the
most direct route to Clitheroe town centre. Primrose Road connects to the
A671 Whalley Road, which runs between Clitheroe town centre and the A59
Skipton to Preston road.

More generally, the site is located within the built up area of Clitheroe, which
is to be extended further (by the later phases of the adjoining Miller Homes
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34

development) onto the field to the west of the application site. There is a mix
of housing in the locality, including traditional stone terraced cottages and
modern housing development of suburban character. Local convenience
stores, a supermarket, a primary school and bus services (linking Clitheroe to
Preston and Skipton, and a Clitheroe town circular route) are within 4 — 700

metres of the application site.

Clitheroe is the main town within the Ribble Valley. The town centre is within
walking and cycling distance, some 1km to the north west of the application
site. There is a wide variety of facilities and services to be found in Clitheroe
and its town centre. These include a range of employment opportunities, food
stores, a wide selection of comparison goods shops, including clothes and
DiY, plus a post office, medical centre, dentists, opticians, pharmacies,
hairdressers, cafes, pubs, restaurants, takeaways, banks and other financial
services, solicitors, library, places of worship and Council offices. Clitheroe
also benefits from good public transport and highway links. There is a bus
station in the centre of Clitheroe, with services connecting to towns such as
Preston, Skipton, Longridge, Blackburn, Accrington, and Bumley. Clitheroe
rail station, has direct services running to Blackbum and Bolton with
connecting services to Preston and Manchester. There is ready road access
to the ABQ with links east and west to Preston, Skipton, towns further afield
and the motorway network, and with links south to the towns of east
Lancashire.
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4. RELEVANT PLANNING HISTORY

4.1  The relevant planning history relating to the site is as follows:

o 03/2015/0266 — demolition of existing workshops buildings (other than
workshop 3), conversion of workshop 3 to provide 14 residential
apartments the erection of 4 residential apartments, erection of
cycle/refuse store, laying out of parking and circulation areas, and
associated landscaping. Planning permission granted 26 April 2016
(the decision notice is reproduced at Appendix A).

42  Subject to discharge of the pre-commencement conditions, the 2016 planning

permission could be lawfully implemented.

43 The adjoining (former Primrose Mill) site to the north and the field to its south
west has been the subject of a number of planning permissions over the past
seven years. As a consequence of those planning permissions the site is

presently being redeveloped with approximately 230 houses and apartments.
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5. DEVELOPMENT PLAN POLICY

5.1 The relevant parts of the Development Plan for the purposes of this planning
application are the adopted Ribble Valley Core Strategy and the Proposals
Map

5.2 The Ribble Valley Core Strategy was adopted by the Council on 16
December 2014 following receipt of the Inspector's examination report which
found the Plan to be sound, subject to a number of modifications being made.

5.3 The following Core Strategy policies (as modified) are relevant to
consideration of the application proposal.

5.4  Key Statement DS1 (Development Strategy) - seeks to direct the majority of
new housing deveiopment to the strategic (Standen) site and the principal
settlements of the Borough (Clitheroe, Longridge and Whalley). A residual
housing requirement of 240 dwellings (as at March 2014) is identified for
Clitheroe.

9.5 Key Statement DS2 (Presumption in Favour of Sustainable Development) —
sets out a presumption in favour of sustainable development and reiterates
the provisions of paragraph 14 of the NPPF.

5.6 Key Statement EN4 (Biodiversity and Geodiversity) — seeks to conserve and
enhance the area's biodiversity and geodiversity. Negative impacts on
biodiversity through development proposals should be avoided.

5.7 Key Statement EN5 (Heritage Assets) — the historic environment and heritage
assets will be conserved and enhanced in a manner appropriate to their
significance for their heritage value.

5.8 Key Statement H1 (Housing Provision) — makes increased provision for 5,600
dwellings over the period 2008 to 2028 at a rate of 280 dwellings per year.

5.9 Key Statement H3 (Affordable and Special Needs Housing) — within Clitheroe
and Longridge developments of ten or more dwelling units are expected to
deliver 30% affordable housing. The policy also seeks delivery of housing
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5.10

5.11

5.12

59

5.10

5.1

suitable for the elderly at a rate of 15% of a development's yield, ie
constructed to Lifetime Homes Standard, with 50% of that provision being
affordable.

Key Statement EC1 (Business and Employment Development) — it is stated
that proposals that result in the loss of employment sites to other forms of
development will need to demonstrate that there will be no adverse impact

upon the local economy.

Key Statement DMI2 (Transport Considerations) — new development should
be located to minimise the need for travel.

Policy DMG1 (General Considerations) — sets out various criteria to be
considered in assessing planning applications, including a high standard of
building design, proposed development being sympathetic to existing land
uses, highway safety and not adversely affecting the amenities of the area.

Policy DMG2 (Strategic Considerations) — expects development to be in
accordance with the Development Strategy and that development proposals
in defined settlements should consolidate, expand or round-off development
so that it is closely related to the main built up areas, ensuring this is
appropriate to the scale of, and in keeping with, the existing settlement.

Policy DMG3 (Transport and Mobility) — in assessing proposals considerable
weight will be attached to the availability and adequacy of public transport
and associated infrastructure. The assessment criteria listed also include the
location of development in areas which maintain and improve choice to walk,
cycle or catch public transport rather than drive between homes and facilities.
Adequate provision is to be made for parking.

Policy DME3 (Site and Species Protection and Conservation) — seeks to
resist development proposals that are likely to adversely affect protected
species unless the benefits of the development outweigh the impacts and
suitable mitigation is provided for.
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5.12

5.13

5.14

5.15

Policy DME4 (Protecting Heritage Assets) — sets out a presumption in favour
of the conservation and enhancement of heritage assets and their settings.

Policy DMB1 (Supporting Business Growth and the Local Economy) -
proposals for the development, redevelopment or conversion of sites with
employment generating potential for alternative uses will be assessed with
regard to various criteria, including the environmental benefits to be gained
by the community, the economic and social impact caused by loss of
employment opportunities to the Borough, and any attempts that have been
made to secure an alternative employment generating use. The latter to be
supported by evidence (such as property agents details, periods of marketing
and responses) that the property / business has been marketed for business
use for a minimum period of six months or information that demonstrates to
the Council's satisfaction that the current use is not viable for employment

purposes.

With the exception of the Standen site no site allocations are made by the
Core Strategy. However, Clitheroe is shown as one of the three principal
setttements in the Borough. Allocations are to follow In a Site Allocations
Local Plan. The Council has yet to publish a consultation draft Site

Allocations Local Plan.

The former Local Plan Proposals Map identifies the application site as wholly
within the main settlement boundary of Clitheroe (former Local Plan Policy
G2).
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6.1

6.2

6.3

NATIONAL PLANNING POLICY AND GUIDANCE

The National Planning Policy Framework (NPPF) clearly states ‘that the
purpose of the planning system is to contribute to the achievement of
sustainable development’ (paragraph 6). Paragraph 197 confims that ‘in
assessing and determining development proposals, local planning authorities
should apply the presumption in favour of sustainable development'.
Paragraph 14 states that a presumption in favour of sustainable development
is at the heart of the NPPF. it goes on to say that ‘for decision-taking this

means:
. Approving development proposals that accord with the
development plan without delay; and
. Where the development plan is absent, silent or relevant policies

are out-of-date, granting planning permission unless:

- any adverse impacts of doing so would significantly and
demonstrably outweigh the benefits, when assessed against

the policies in this Framework as a whole; or

- specific policies in this Framework indicate development

should be restricted’.

Paragraph 7 refers to the three dimensions of sustainable development -
economic, social and environmental. An elaboration of the Government’s view
of what sustainable development means in practice for the planning system is
detailed later in the NPPF. Relevant parts are referred to at paragraph 6.7

below.

The NPPF (paragraphs 2, 11, 12 and 196) confirms that planning faw requires
that applications for planning permission be determined in accordance with
the development plan unless material considerations indicate otherwise, ie the

development plan is the starting point for decision making.
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6.4

6.5

6.6

6.7

At paragraph 49 the NPPF states that ‘housing applications should be
considered in the context of the presumption in favour of sustainable

development.

Paragraphs 2, 8, 13, 196 and 212 confirm that the NPPF is a material
consideration in planning decisions.

Paragraph 17 encourages the effective use of land by reusing land that has
been previously developed (brownfield land), provided that it is not of high
environmental value.

The main body of the NPPF addresses the components of sustainable
development. The aspects of those components most relevant to the
application are:

e ‘promoting sustainable transport’ — decisions should take account of
whether safe and suitable access to the site can be achieved for all
people and development should only be refused where the residual
impacts of development are severe (paragraph 32);

» ‘delivering a wide choice of high quality homes’ — local planning
authorities are expected to boost the supply of housing (paragraph 47).
In this regard, local planning authorities should ‘identify and update
annually a supply of specific deliverable sites sufficient to provide five
years’ worth of housing against their housing requirements’. Paragraph
47 goes on to require an additional ‘buffer’ of 5% to ensure choice and
competition in the market for land. Local planning authorities shouid
increase the ‘buffer’ to 20% where there has been a record of persistent
under delivery of housing. Paragraph 51 states that local planning
authorities ‘should normally approve planning applications for change to
residential use and any associated development from commercial
buildings (currently in the B use classes) where there is an identified
need for additional housing in that area, provided that there are not
sfrong economic reasons why such development would be
inappropriate’;
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6.8

« ‘requiring good design’ — developments should add to the quality of the

area, and reinforce local distinctiveness;

e ‘meeting the challenge of climate change, flooding and coastal change’
— it is expected that ‘inappropriate development in areas at risk of
flooding should be avoided by directing development away from areas
at highest risk’ (paragraph 100} and that ‘when determining planning
applications, local planning authorities should ensure flood risk is not
increased elsewhere’ (paragraph 103);

o ‘conserving and enhancing the natural environment' — in deciding
planning applications local planning authorities should aim to conserve
and enhance biodiversity by applying various principles including
resisting development resulting in the loss or deterioration of

ireplaceable habitats {paragraph 118); and

« ‘conserving and enhancing the historic environment’ — the significance
of any heritage asset that may be affected by a proposal should be
identified and assessed. The leve! of detail should be proportionate to
the assets’ importance and no more than is sufficient to understand the
potential impact of the proposal on the significance of the heritage asset
(paragraph 128).

The May 2016 Court of Appeal decision in the case of R (West Berkshire
District Council and Reading Borough Council) v. Secretary of State for
Communities and Local Government was the culmination of a legal process
that followed a challenge made by the two Councils to the introduction of
revised National Planning Guidance relating to planning obligations and
restrictions on the circumstances in which affordable housing may be sought
from market housing schemes. The effect of the original High Court challenge
was for the revised Guidance to be withdrawn. The Court of Appeal decision
found the original actions to revise the National Planning Guidance to be
fawful. Following the May 2016 Court of Appeal decision National Planning
Practice Guidance was updated on 19 May 2016. It included guidance on the
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application of the Vacant Building Credit (VBC). The advice is reproduced at
Appendix B.

6.9  In short, the VBC introduced an incentive for brownfield development. It
provides for application of a 'credit’ for existing floorspace in assessing the
requirement for affordable housing within residential conversion / new build
schemes.
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7.3

OTHER RELEVANT POLICY / INFORMATION

Pre-Application Advice

Prior to submission of the previous application for planning permission
(reference 3/2015/0266), the applicant sought advice from Ribble Valley
Borough Council on the prospects of securing planning permission for a
conversion / redevelopment residential scheme. The advice is reproduced at
Appendix C. The advice provided supported the principle of some form of
residential development at the site subject, in particular, to detailed
consideration of heritage and marketing considerations. The previous
planning application was prepared having full regard to the advice provided
and, of course, was subsequently granted planning permission as recorded at

section 4.1 above.

Employment Land Study

On behalf of Ribble Valley Borough Council the BE Group published an
Employment Land Study Refresh in May 2013 as part of the evidence base
for its then emerging Core Strategy to 2028. One of its key recommendations
was that the Council should designate six ‘key employment sites’ to be
safeguarded for ‘B’ uses. The application property was not included within,
nor is it in close proximity to, any of the six sites listed. The report also makes
reference to the emerging property trends. It states that companies are
looking for higher quality accommodation and typically require dedicated, self-
contained, secure yard areas, a one dock level loading bay and a 40 metre
turning circle to allow HGV's access into and out of the unit.
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7.4

7.5

RVBC Planning and Development Committee Report ~ Planning Application

3/2015/0266 — Lodematic Development

The previous planning application at the site (reference 3/2015/0266) was
considered by the Council’s Planning and Development Committee at its
meeting on 20 August 2015. The officer recommendation, and resolution of
the Committee, was to delegate authority to grant planning permission to the
Director of Community Services subject to satisfactory completion of a section
106 legal agreement and suitable amendments to design details. Both matters
were settled and planning permission granted in April 2016. A copy of the
report is reproduced at Appendix D.

RVBC Planning and Development Committee Report - New Government

Policy / Section 106 Agreements

At its meeting on 30 June 2016, the Council's Planning and Development
Committee received a report to update Members regarding the impact of the
Court of Appeal decision on 13 May 2016, as referred to at section 6.8 above.
The report is reproduced at Appendix E. The report explained that the
decision reversed the former High Court judicial review ruling that the Written
Ministerial Statement of 28 November 2014 and the subsequent issue of
National Planning Guidance (which introduced a threshold of ten dwelling
units below which contributions for affordable housing should not be sought)
was unlawful. As a consequence of this decision the National Planning
Guidance was updated to reintroduce the provisions previously ruled unlawful.
The report stated that this “change in the NPPG equates to the introduction of
government policy and this change supersedes local policies within the Ribble
Valley Core Strategy. It is therefore vital that weight is given to this change in
policy when making planning decisions, regardless of whether or not the Core
Sirategy is in accordance with this new national policy’. The report went on to
state that “it is evident that current and future planning applications (for ten or
fewer dwellings) that the Council would have in the past sought an element of
affordable housing, will no longer have to do so”. The report concluded by
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7.6

stating that “the recent High Court decision has overiurned the judicial review
and the legisiation change is now in effect (as of 19 May 2016) and
supersedes local policies within the Core Strategy. It is therefore a material

consideration when determining planning applications”.

The report made no specific reference to the Vacant Building Credit.

However, the same situation applies. That is, the Vacant Building Credit
provisions were removed from the National Planning Guidance following the
High Court judicial review ruling. The May 2016 Court of Appeal decision
found the original introduction of the Vacant Building Credit provisions (as with
the affordable homes threshold) to have been found lawful and they have
been re-introduced into National Planning Guidance {as described at section
6.8 above). As such the Vacant Building Credit must be viewed in the same
way as the National Planning Guidance affordable housing thresholds, ie they
supersede local policies within the Core Strategy.
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8.1

8.2

8.3

PLANNING ASSESSMENT

Reflecting the nature of the proposal, its context, relevant national and local
planning policies, and the Council’s decision to grant planning permission
3/2015/0266, the main planning issues for consideration are as follows:

» the principle of the development;
» layout, design and visual amenity considerations;
* the heritage implications of the development;
« the implications of the development for the local economy;
= the highway safety implications of the development;
¢ the biodiversity implications of the development;
e the housing mix
* other relevant planning considerations.
Each of these issues is addressed in turn below.

The Principle of the Development

The principle of the development has been established by the very recent
grant cf planning permission 3/2015/0266. The present application makes no
change to the physical form of the development proposed as compared to the
permitted scheme. The only change in circumstance since the April 2016
decision date has been the Court of Appeal decision detailed at sections 6.8
and 7.5 / 7.6 above. The implications of this single change in circumstance
are assessed at sections 8.14 to 8.19 below. Whilst the acceptability of the
development is clearly established, the justification for the principle of the
development is rehearsed below and full consideration given to each of the
other detailed planning considerations.

The site lies within the settlement boundary for Clitheroe, as defined by the
Local Plan Proposals Map, and contained within what is clearly the existing
built up extent of Clitheroe. Indeed, the site is already developed and
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8.4

8.5

contiguous with other development within Clitheroe. Accordingly, the
proposal is fully aligned with Core Strategy Policies DS1 (Development
Strategy) and DMG1 (Strategic Considerations), in that the proposal would
consolidate development within the main settiement of Clitheroe. Clitheroe is,
of course, the most sustainable location for development within Ribble Valley.
The proposal would also make a positive contribution towards the supply of
housing within Ribble Valley, in accordance with the overali housing
requirement as set out by Core Strategy Policy H12 (Housing Provision) and
the specific residual housing requirement for Clitheroe.

The key theme running throughout the NPPF is the delivery of sustainable
development; applications for housing development are to be considered in
the context of the presumption in favour of sustainable development.
Furthermore, proposals in accordance with the Development Plan (which, in
principle, this application is) should be approved without delay.

In common with the development granted planning permission on the
adjoining sites (as referred to at 4.2 above), the proposed development is
considered to be in a sustainable location; the site is located within Ribble
Valley's principal settlement and Clitheroe is identified by the Development
Plan as a location for further housing growth. The site is in a highly
accessible location, with ready access to a wide range of services, facilities
and employment opportunities within reasonable walking and cycling
distance, ie without placing undue reliance on the private car. There are
benefits associated with the development in relation to each of the
dimensions of sustainable development as listed in the NPPF, paragraph 7.

These are summarised below:

e economic — the construction of new housing would contribute to
economic growth during the construction phase and through the future
spend in the local economy resulting from introduction of new

households to the area;
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8.6

» social — the proposal would widen housing choice by providing

apartment housing and housing designed to the Lifetime Homes
Standard, for which there are identified needs; and

environmental - the proposal provides an opportunity to deliver
development on a brownfield site (which the NPPF specifically
encourages) without harm to wildlife interests, on a site that does not
fall within an area identified as being at risk of flooding, in a manner
that would secure the conservation and re-use of a historic building,
and with no undue impacts on the local townscape and landscape.

Having regard to various specific aspects of sustainability referred to within
the NPPF:
» the proposal provides for a logical development well-related to and

consolidating the existing pattern and built up form of Clitheroe, as
such the proposal respects the form of the settlement;

the proposal is for the redevelopment of previously developed land,
which is not of high environmental value;

the site is conveniently located for regular bus services, with bus stops
on Whalley Road (400 metres walking distance). The services link
directly to Clitheroe town centre and other towns including Whalley,
Preston and Skipton. A Clitheroe circular bus route passes within 400
metres of the site, along Woone Lane / Victoria Street. A bus station in
the centre of Clitheroe (1.3 km distance) provides links to other towns,
eg Blackbum and within East Lancashire. A rail station, also in
Clitheroe town centre, provides direct services to Blackbumn (with
onward links to Manchester, Bolton and Preston),

there is a full range of services, facilities and employment opportunities
within Clitheroe, within walking and / or cycling distance of the
application site, with a convenience store and supermmarket within 400
metres of the site;

the proposal wouid secure the conservation and re-use of a historic
building;
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8.7

8.8

8.9

8.10

o the site’s development would result in no harm to wildlife or ecological
interests, nor would the proposed development impact upon the
wildlife value of any other site; and

« the site is not within an area identified by the Environment Agency at
being at risk of flooding. Nor, would the development result in an
increased risk of flooding at other locations.

Having regard to the above, the application site is considered to be in a
sustainable location, there are a range of benefits associated with the
development, and the proposed development would constitute sustainable
development (for which local and national policy sets a presumption in
favour). In summary, the proposed development is appropriate in principle
having regard to the provisions of the NPPF and the Council's Core Strategy
and as evidenced by the grant of planning permission 3/2015/0266.

It should aiso be noted that the Council has granted a succession of planning
permissions for the redevelopment of the adjoining Primrose Mill site for
some 230 houses and apartments. In principle, the evidence is that there is
every planning reason why development of the application site is equally
acceptable.

Layout, Design and Visual Amenity Considerations

Core Strategy Policy DMG1 expresses design criteria for new development in
only very generalised terms, with no other specific design guidance made
available by the Council. The application site is not within a Conservation
Area, nor near to one, nor are there any other policies or other designations
that signal the local area to be of any special architectural or townscape
value. Indeed, the local area is marked by a variety of different building
styles, scale and ages.

As previously described, the development is well-related to the existing built
up area of Clitheroe. The scale and form of the conversion element of the
development is such that it would have no undue additional or undue outward
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impact. Similarly, the two-storey scale of the new build element would be
subordinate and sympathetic to the retained and nearby buildings. Indeed,
with the removal of two of the wings of the mill building and the prominent
modern building at the north western end of the site, the outward impact of
the development would be lessened. The proposed scheme includes
provision for new and replacement planting at the site, which would assist
further in absorbing the development into its surroundings.

The conversion element of the development would retain the existing facing
materials (primarily stone) fo the building’s facades and slate to the roof. The
new build element of the development would utilise a palate of materials
appropriate to the area, with stone to the main facades and a slate roof. In
short, the proposed development would consolidate and complement the
existing form of development at Clitheroe with no harmful outward visual or
landscape impact.

The Heritage Implications of the Development

The significance of the application premises as a heritage asset has been
assessed within the accompanying Heritage Statements. The conclusion
reached is that the proposed scheme would have an overall neutral impact
on the identified heritage assets at or adjacent to the site, by including at its
core a sensitive and enhancing conversion of the most significant of the
buildings at the Lodematic premises, in conjunction with the demolition of
less significant parts of the site, and careful siting and design of modest new
buildings, parking and service areas. Accordingly, the proposal is compliant
with NPPF policy and Core Strategy policies EN5 and DME4.

The Implications of the Development for the Local Economy

As referred to at 7.3 above, the site is not one of those identified in the
Council's evidence base to its Core Sfrategy as a ‘key employment site’.
Furthermore, the site is heavily constrained by the nature of its multi-level
and old buildings, steep site topography, difficult access, and lack of parking
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and servicing space. These characteristics are completely at odds with those
which modern-day operators expect. indeed, it is the constraints at the
application site that have led to the tenants’ decision to relocate to premises
in Chatburn. A Marketing and Property Market Assessment accompanies the
planning application. As evidenced by the report, the site and premises have
been extensively marketed for in excess of six months. No serious interest
has been generated from prospective purchasers / occupiers. This is of little
surprise given the evident constraints of the site and the availability of
alternative higher-quality premises in the Borough. In short, the site /
premises are no longer viable as an employment site. National policy
indicates that where there is an identified need for additional housing, which
is evidently the case by reference to established Core Strategy housing
requirements, planning applications for residential use of buildings in a ‘B’
use should be approved unless there are strong economic reasons why such
development would be inappropriate. There are no such strong economic
reasons in this instance; the site is not within a ‘key employment site’, the
previous tenants have vacated the premises and it has been demonstrated
through the marketing exercise that there is no reasonable prospect of the
premises being re-occupied by an employment generating use. Furthermore,
the previous tenant's relocation to alternative premises at Chatburn ensured
that there was no loss of economic activity or employment from the Ribble
Valley. For these same reasons, it is clear that the development would result
in no adverse impact upon the local economy and be compliant with Core
Strategy policies EC1 and DMB1.

The Highway Safety Implications of the Development

A Transport Statement is submitted in support of this application. It
demonstrates that the proposed residential development would not have any
significant adverse impacts on the operation or safety of the existing highway
network and would result in a number of significant highway benefits. These
highway benefits include removing the problem of large HGVs reversing into,
and out of, the access road onto Woone Lane and the blocking of the access
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road whilst vehicles load / unload. Adequate provision would be made within
the site for parking and tuming of vehicles. Adequate visibility is available at
the junction of the access road with Woone Lane. The proposed residential
development would be sustainable in transport terms being close to Clitheroe
town centre and local bus services and shops etc. as such, there are
considered to be no adverse highway implications arising from the proposal
and it is compliant with Core Strategy policies DM12, DMG1 and DMG3.

Housing Mix

Within Clitheroe, the Council's Core Strategy policy seeks the delivery of on-
site affordable housing, at a rate of 30% on sites yielding ten or more units.
However, as detailed at section 6.8 above, in May 2016 the Government
reintroduced provision for a Vacant Building Credit when calculating
affordable housing requirements by way of a revision to National Planning
Guidance. As with the affordable housing thresholds introduced at the same
time and in the same way, this Government guidance supersedes related
local planning policies (ie as contained within the Core Strategy). This
approach is confirmed by the report to the Council's 30 June 2016 Planning
and Development Committee, as detailed at section 7.4 above.

The Vacant Building Credit is a policy too! intended to prioritise brownfield
development, ie exactly what is proposed with this planning application. In
essence, the guidance is that affordable housing should only be sought in
respect of any increase Iin floorspace within a proposed scheme relative to
the existing floorspace. The existing buildings have a floorspace of 1,702
square metres. The proposed conversion scheme would have a floorspace of
1,033 square metres and the new build element a floorspace of 256 square
metres. The total proposed residential floorspace is, thus, some 1,289 square
metres, ie some 413 square metres less than the existing floorspace at the
site. It is therefore clear that in the case of this proposal there is no increase
in overall floorspace proposed at the application site. Indeed, the combined
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floorspace of the conversion and new build elements are considerably less

than the existing floorspace at the site.

It follows from the above floorspace figures that, to accord with the national
Planning Practice Guidance, the Council should apply a credit in respect of
the existing vacant buildings. Accordingly, no affordable housing is required

as part of the proposed scheme.

In further consideration of the issue, and having regard to other matters

mentioned in the national Planning Practice Guidance, it is confirmed that:

« the buildings have not been abandoned. Rather, they are ‘empty and
redundant’ buildings as specifically referred to and allowed for within
the national Planning Practice Guidance;

« the buildings have not been made vacant for the sole purpose of
redevelopment. Rather, the former tenant gave 12 months' notice to
the building owner (the applicant) of their intention to vacate the
premises on 15 January 2014, the tenant having found more suitable
premises elsewhere in the Borough, as detailed at section 2.2 of the
initial 24 March 2014 pre-application submission. The tenant has since
vacated the premises. Clearly, the building owner was then forced to
consider the future for the site. The advice received was that the
building was not suited to modern day business requirements, as is
self-evident from any inspection of the site. Nevertheless, the
premises have been marketed and no alternative business tenant /
interest has been found, as is demonstrated by the Taylor Weaver
report submitted in support of the planning application and referred to
at section 8.12 above. Hence, the building owner has progressed with

the proposal for a residential conversion / development.

Whilst the building is subject to an extant planning permission for the same
development, that grant of planning permission was made under the National
Planning Guidance available at the time of the planning decision. The
National Planning Guidance has now changed and is a most significant

material planning consideration in determination of the current planning
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application. Indeed, the Planning Officer drafting the Committee report
relating to this application showed prescience in asking Members to note that
the situation relating to the Vacant Building Credit may be fluid and subject to
further changes at a later date.

In short, and through the application of the Vacant Building Credit, the
proposal as now presented is entirely in accord with the recently re-
introduced revisions to the National Planning Guidance in that no affordable

housing is required.

Core Strategy policy seeks delivery of 15% of all units to be constructed to
Lifetime Homes Standard, suitable for occupation by the elderly. The
proposal meets this policy expectation by provision of 3 units to the Lifetimes
Homes Standard.

The Biodiversity Implications of the Development

Bat, breeding birds, barn owl and habitat surveys of the application site have
been carried out and are submitted in support of the proposed development.
The reports shows that the limited vegetation at the site not to be botanically
noteworthy. The only evidence of protected species, at or in the near vicinity
of the site, was of lone bats or low numbers of common pipistrelle and
soprano pipistrelle bats. There would be a requirement for bat mitigation
measures to be carried out, as outlined in the report, and for a licence to be
obtained from Natural England. It is demonstrated that the proposed
development can be carried out without having negative impacts upon the
local bat populations. Accordingly, it is concluded that the proposed
development would have no adverse impacts upon biodiversity interests either
at the site or in the locality.
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Other Relevant Planning Considerations

Having regard to the range of issues referred to in policy, including Policy
DMG1 (General Considerations) an assessment of other relevant planning
considerations has been undertaken. These are detailed below.

Neighbour Amenity - There are adequate separation distances provided
between the proposed development and the dwellings presently under
construction at the adjoining former Primrose Mill site and to Primrose House.
As such, there would be no undue impact upon the amenities that occupiers
of other housing in the locality may expect to enjoy, by reason of loss of
privacy, overbearing or overshadowing. Similarly, the future occupiers of the

proposed development are afforded good standards of privacy, outlook etc.

Noise - A noise assessment has been carried out and is submitted in support
of the proposed development. In broad terms, the proposed development will
change the interface of commercial and residential development from the
north side of the application site (ie between the Lodematic site / operation
and the redeveloped Primrose Mill / Miller Homes housing development) to
the south side of the application site (ie between the proposed development
and the commercial uses within the Primrose Studios site). The relationship
between each of the above is similar and, as such, there is no overall
change. That said, the noise assessment submitted predicts the potential
impact of the existing noise climate on the amenities of the future occupiers
of the proposed development. On-site noise measurements were undertaken
and the data used to identify the predicted noise levels within the proposed
apartments. The conclusion reached is that with the implementation of
recommended mitigation measures the occupiers of the apartments will enjoy

an acceptable noise environment.

Trees - A tree survey / arboricultural impact assessment has been carried out
and is submitted in support of the proposed development. It indicates that the
trees at the site are in the main unsuitable for retention, eg for reasons of
projected structural displacement, or of low quality / in terminal decline with a
short remaining life expectancy. The proposed layout plans show a
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substantial number of new trees to be planted along with other landscaping
measures. The new tree planting is projected to both offer a considerable
long-term visual amenity value and sufficiently mitigate for the necessary
development related tree losses.

Land Quality — A phase 1 land quality assessment accompanies the planning
application. The report concludes that the site and its vicinity has a record of
industrial activity and, as such, there is the potential for some contamination.
Intrusive ground investigations would be required in advance of development
to establish the presence / nature of any contamination. However, the
proposed development represents an opportunity to ensure that any
contamination at the site is appropriately treated. There are no reasons to
consider that any contaminants at the site would preclude the proposed

residential development.

Utilities — a Ulilities Statement accompanies the planning application. It
shows that all necessary services — gas, electricity, sewers, water, phone /
broadband — are avaitable in the vicinity of the site and sufficient capacity is
available to serve the development.

Flood Risk / Drainage - The site lies within the Environment Agency Flood
Risk Zone 1 (a less than 1 in 1,000 annual probability of river or sea
flooding). That is, within an area of lowest flood risk to which NPPF expects
development to be directed. Accordingly, the development would not be at
risk of flooding. There would be significant reduction in impermeable areas at
the site as a result of the development. The result being that, even taking
account of a climate change allowance, there would be less surface water
run-off from the site with the proposed development than as existing. As
such, the development would not increase flood risk elsewhere. Existing foul
sewers would be utilised to serve the proposed development. There are no
known capacity issues associated with the local foul drainage network and
the additional load from this modest development would be insignificant in the
context of the present loads from existing development in the area and future
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loads arising from other much larger developments currently under way in the
area.

8.29 Education Infrastructure — in the assessment of the previous planning
application 3/2015/0266 the FEducation Authority advised that the
development would result in demand for one secondary school place that
could not be met by existing school place provision. Accordingly, the
Education Authority sought a contribution to enable provision of the one
secondary school place. The applicant has submitted a draft Unilateral
Undertaking with the current application to secure this contribution.
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9. CONCLUSION

9.1 Clitheroe is the largest of the three principal and most sustainable

settlements in the Borough, as identified by local planning policy. The site is

wholly contained within the built up area and defined settlement boundary of
Clitheroe.
9.2 The planning assessment demonstrates that the application proposal would:

L]

involve the development of a brownfield site, which the NPPF seeks to
promote;

constitute an appropriate and sustainable form of development having
regard to the provisions of the NPPF. In particular, the site is well-
located for public transport, a wide range of services, facilities and
employment opportunities without dependence upon the private car as
a mode of transport;

constitute appropriate development of a site well-related to the built up
area of Clitheroe and which would complement and consolidate the
existing pattern of development within the settlement:

be acceptable, in principle, as it accords with the development strategy
of the Development Plan, in particular adopted Core Strategy Policy
DS1, to concentrate development in the Borough's principal
settlements;

result in economic, social and environmental benefits as promoted by
the NPPF;

result in a form of development that would be neighbourly and not
have any undue impact upon the character of the locality;

result in a development which has an overall neutral impact on the
identified heritage assets at or adjacent to the site;

be for the development of an employment site that fails to meet
present day business expectations / requirements and for which no
serious interest has been shown following a marketing exercise. Its
development for housing would result in no harm to the local economy;
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« with appropriate mitigation, have no adverse biodiversity implications;
and

» take place in a sustainable location with no adverse highway or
transport implications.

9.3 Indeed, in consideration of all these matters following submission of the
previous planning application 3./2015/0266, planning permission was granted
in April 2016 for an identical physical form of development.

9.4 Having regard to the revisions made to the National Planning Guidance since
the April 2016 decision, it should be noted that the proposal relates to vacant
premises, is for a brownfieild conversion and new build deveiopment, and
provides less floorspace than already exists at the site. Furthermore, it is
evident that the buildings have not been made vacant for the sole purpose of
redevelopment. In accordance with the provisions of the recently revised
National Planning Guidance and, in particular, those relating to the Vacant
Building Credit, there is no requirement to provide any affordable housing
delivery from the proposed development. The only change between the
previously approved scheme and the current submission is that the scheme
is for wholly market housing. As such, the proposal reflects and accords with
the revisions made to the National Planning Guidance in the month after the
grant of the previous planning permission.

95 For the reasons set out above, the Council is respectfully invited to grant
planning permission for this development proposal.
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APPENDICES
Appendix A:

RIBBLE VALLEY BOROUGH CQUNCIL
{Jepartment of Development
Cauncil Offices, Church Walk, Clitheroe, Lancashire, BB7

2RA
Telephone: 01200 Fax: 01200 414488 Planning Fax: 01200 414487
425111
Town and Gountry Planning Act 1900
ING PERBMSSION
APPLICATION NO: 3/2015/0266
DECISION DATE: 26 Aprll 2015
DATE RECEIVED: 23/03/2015
APPLICANT: AGENT:
Loderatic Ltd Mr Mike Gee
Primrase Works danat Dixon Town Manners Ltd
Primrose Road 144 Woone Lane
Clitheroe Ciitheroe
Larnicashire Lancashire
BB7 185 BB7 1BN

DEVELOPMENY  Demolition of existing workshops bulidings {sther than workshop 3}, conversion of

PROPOSED: workshop 3 to provide 14 residential apartments the erection of ¢ residential
apariments, erection of cycle/refuse store, laying out of parking and cirzulation
areas, and essociated landscaping

AT Primrose Warks Primrose Road Clitheroe Lancashire BBY 1BS

Ribble Valley Boreugh Council hereby give notice that permission has been granted for the carrying out

of the above development in accordance with the application plans and documents submitted subject to

the following condition{s}:

1. The developrient must be begun no later than the expiration of three years beginning with
the date of this permission.

Reason: Required 10 be impased in pursuante to Section 91 of the Town and Country Planning
Art 1990.

R.T.0,
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RIBBLE VALLEY BOROUGE COUNCIL
PLANNING PERMISSION CONTINUED

APPLICATION NO. 32031510266 DECISIGN DATE: 26 April 2016

2 Unigss explicitly reguirad by cordition within this consent the develapmeont hereby permitted
shall be carried out In complets accordance with the groposals as detailed on drawings:

- Proposed Fioor Plans Plots 1 to 14 Srawing: 14-105-P01
Proposed Elevatians Flots 1 to 14 Drawing: 14-105 RO
- Proposed Plans and Elevations Plots 15 to 18 Drawing: 14-105 PU3 Rev B
Proposad South and £ast Hlevations Plots 1 to 18 drawlng:14-105-P04 Rev 8
- Proposed North and West Elevations Piets 1 1o 18 Drawing: 14-105-P05 Rev B
- Cycle and Refuse Store Drowing: 14-105-PU6 Rev A
- Proposnd Site Plan Drawing: 14-105-P10 Rev 2

Redson: For the avpidance of doukt since the propesal was the subject of agread design
improvementsfameandments and to clarify which plans are ralavant.

3. Pretise specifications or samples of aif external surfaces, Including surfacing materals of the
development hareby approved shai: have been submitted to and approved by the locsl
Planning Authority before their use in the proposed development.

Reason: In order that the Local Planning Authority may ensyre that the materials to be used
are appropriate to the locality in accordance with Palley DMGT of the Ribble Valley Core
Strategy.

4. Prior to the commencement of the development section detalls at a scule of not lass than 1:20
of each glevation shall have been submitted to and approved By the Locat Planning Authority.
for the awnidance of doubt the sections shall clearly detail all saves, gutteringfrain water
goods, soffitfowerhangs, window/door reveals and the proposed window/door framing
profiles and materials. The development shall be carried out in strict accordance with the
approved dstalls,

Reasan: in order that the Local Planning Authority may ensure that the detailed design of the
proposal is apgropriate to the locality in aceordance with Polley DMGL of the Rikble Valley
Core Strategy.

5. fotwithstanding the submitted details, prior to the commencement of the development,
section getails and/for alevations at a scale of not less then 1:20 of the proposed boundary
trastments/fencing, walling including any coping details shall have been submitted 1o ang
approved by the iecal Planning Authority. The development shall be carrisd out in strict
accordance with the approved detalls,

Reavnn: It order that the Local Planning Autharity may ensure that the detailed design of the
proposal is approptiate 10 the jocality ir accordance with Poilcy OMG1 of the Ribble Valiey
Lora Strategy |Adopted version}.

PT.O.
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RIBBLE VALLEY ROROUGH COUNCIL
PLANNING FERMISSION CONTINUER

APELICATION NO. 3/2018/0266 DECISION DATE: 26 April 2016

6. Prior to the commencement of the development, details of the car park surfacing/marking
shail be submitted to and agreed in writing by the Local Planning Autharity, The car parking
spaces and manoeuvring areas shall be marked out in accordance with the approved details,
before the use of the premises hereby permitteg becoming operative,

Reason: To allow for the effective use of the parking areas In actordance with Policies oMG1,
DMG3 and DMI2 of the Ribble Valley Core Strategy.

7 Notwithstanding the submitted details, prior to the commencement of the development, full
detafls of the proposad landseaping shall be submitted to and appraved in writing by the Local
Flanning Authority. For the avaidance of doubt, the landscaping detalls shafl Indicate ai trees
and hedgerows identified to ba retained or how thosa adjacent to the proposed development
andfor application area/boundary will be adequately protected during construction, in
accordance with BSSE37: 2012 "Trees in refation to design, demolition and construction' or
equivalent unless otharwise agreed, The agreed protection measures shall be put in place and
maintained during the construttion period of the development,

The approved lsndscaping scheme shall be implemented in the first plankting season following
first occupation or use of the development and shalf be maintained thereafter for a pericd of
not less thar 3 years 1o the satisfactian of the Local Planning Autharity. This maintensnce shall
include the repiacement of any tree or shrub which is removed, or dies, or is seriously
damaged, or becomes serlously diseased, by a species of similar size to those otiginal planted,

Reason: To protect trees and hedges on and adjacent to the site and to ensure the proposal is
satisfactarily landscaped and appropriate to the locality in accordance with Policies DME] end
BMER of the Ribbla Valluy Cora Sirategy.

P.1.C,
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RIBBLE VALLEY BOROUGH COUNCIL
PLANNING PERMISSION CONTINUED

APPELICATION NO. 3201502066 DECISION DATE: 26 April 20316

B,  No development shall take place, Incduding any demolition, untif a Construction & Demolition
Miathod Statement has been submitied to and appioved s writing by the local planning
authetity has bean submitter o and approved in writing by the local planning autharity. The
spprover statement shall be adhered te throughout the construction period. & shall provids
for:

1.7he parking of vehicles of site operatives and visitors

2. The Joading and unloading of plant and materials

3.The storage of plant and rmaterials used in constructing the development
4. The erection and maintenance of securlty hoarding

5. When! washing faciiitres

&, Measures to control the emisslon of ¢irt and dust during canstruction
7.Getalls of working hours

B.lpntact cetails of the site manager

8.The timing of the delivery of plant and material to site

10.A programme and $ming for the mechanical sweeping of &l adfacent roads during the
construction and demsiition phase of the developmant

Reason; in the interests of proleciing residential amenity from noise and disturbance in
accordance with Policy OMG1 of the Ribble Valley Core Strategy.

8. Priorto the commentement of the demolition works on site, a methodelogy and schedule of
works in relation to all proposed demolition shall ba submitted to 2n agreed in writing by the
Locat Planning Authority. For the avoidance of doubt the submitted detalls shall contain s
further buEding condition survey relating to the bubidings/structures to remain on site, details
regarding the method and phasing of demalition aad details in respect of demoiition works
relating to or affecting the main mill building

The schedule and timing of works shall also include detailed proposals to ensure the structurat
stability of the puildingls} during the course of demolition and construction of the
develnpment and include elevational end engineering details as to how the building(s) will he
retalned in @ satisfactory and sound condition thereafter. ANl works shail be carried out In
strict accordante with the agread detaiis,

fteason: o protect and conserve the buildings propesed to be retained on site and to ensure
that there is no significant deterioration in the condition of the bullding s accordance with
Policies DMGL and DME4 of the Ribble Valley Care Strategy.

P10
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RIARLE VALLEY BOROUGH COUNCIT.
PLANNING PERMISSION CONTINUED

APPLICATION NO. 3/2015/0266 DECISION DATE: 26 April 2016

10, Prigr to the comimentement of development, the followlng information shall be submitted to
the Local Planning Authority (LPA) for approval in writing:

AA Desk Study which assesses the risk of the petential for on-site contamination and ground
gases and migration of both on and off-site contamination and ground gases.

B.If the Desk Study identifies potential cortamination and ground gases, a detailed Site
Investigation shafl be camied out to address the nature, degree and distribution of
contamination and ground gases and shzall include an identification and assessment of the risk
ta receptors os defined under Part 1A of the Environmental Pretection Act 1980, focusing
primarily on risks ta human health and controlled waters. The investigation shall address
implications of the health and safety of site workers, of nearby orcupied building struttures,
en services and landscaping schemes and on wider environmental recepters including
ecological systems and property. The sampling and analytlcal strategy shall be submitted o
and approved In writing by the LPA prior to the site investigation survey.

CIF the site investigation indleates remediation is necessary, a Rempdiation Statement
detalling the recommendations and remedial measures to be implemeated within the site
shall ke submitted to and approved in writing by the LPA. The remed|ation shall be carried out
in aceordance with the agreed statement and on completion of the development/remedial
works, the developer shall submit a Verification Report to the LPA for approval in writing that
cartifles that all works were completed in accordance with the agresd Aemediation Statement
oriar 16 the first occupation of the development.

Reason: To prevent pollution of ground and surface waters both on and off site and to ensure
the site is suitable for its end use In accordance with Key Statement EN4 and Policies DIME2,
DMER and DMG] of the Ribbie Valley Core Strategy.

R.T.0.
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RIBBLE VALLEY BOROUGH COUNCIL
PLANNDNG PERMISSION CONTINUED

AFPLICATION NO, 3/2015/0266 DECISION DATE: 26 Apcll 2016

11, Prior to each phase of development approved by this planntng permission no development (or
such ather date or stage in development as may be agreed in writing with the Local Planning
Authority], shall take place until a scheme that includes the following components to deal with
the risks associated with contamination of the site shall sach he submitted to and approved,
in writing, by the local planning authority:

1.4 preliminary risk assessment which has identified:

"all previous uses;

"petential contaminants associated with those uses;

"a tonceptual model of the site indicating sources, pathways and receptors; and
“potentially unacceptsble risks arlsing from contamination at the site.

2.A site investigation scheme, based on (1] to provide information for 3 detailad assessment
of the risk to all receptoss that may be affected, including those off site.

3.The results of the site investigation and detailed risk assessment referred to in (2} and,
hased on these, an options appraisal and remediation strategy giving full details of the
remediation measures required and how thay are to be undertaken.

4.4 verification plan providing details of the data that will be collected In order to
demonstrate that the works set out in the remediation strategy in (3} are complete and
identifying any requirements for jonger-term monitaring of pollutant linkages, maintenance
and arrangements for contingency action. Any changes to these components reguire the
express written consent of the local planning authority. The scheme shall be implemented as
approved,

Reason: To assess the risk associated with the development and to ensure the site is suitable
for its end use in accordance with Key Statement EN4 and Policies DME2, DME? and DMG1 of
the Ribble Valley Core Strategy.

12.  No oeoupation shall take place uniii 2 verification report demanstrating completion of works
set out in the approved remediation strategy and the effectiveness of the ramadiation shall be
submitted to and approved, in writing, by the local planning authority. The report shall include
results of sampling and monitoring carried out in accordance with the approved verification
plan to demonstrate that the site remediation criteria have bean met. it shall also include any
plan {3 "“long-term monitoring and maintanance plan”} for [onger-term monitoring of pollutant
linkages, maintenance and arrangements for contingency action, as Identlfied m the
verification plan, The long-term monitoring and maintenance plan shall be implemented as
approved.

Reason: Ta assess the risk assoclated with the development and to ensure the site is suitable
for its end use In accordance with Key Statement EN4 and Pollcles DME2, DMES and DMGI of
the Ribible Valley Core Strategy.

RT.O.
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RTBLE YALLEY BOROUGH COLNCTE.
PLANNING PERMISSION CONTINLIED

APPLICATION KO, 3201541266 DECISION BDATE: 26 April 2016

13. K, during development, contamination not previously Identified is found o be present at the
site then no further development (unless otherwise agreed In writing with the Jocal planning
suthority} shalt be carried aut untfl the doveloper has submitted a remediation strategy to the
local planning aulhority detailing how this unsuspected contamination shall be dealt with and
abtained written approval from the local planning authority. The remediatlon stratagy shall be
implemented as approved.

Reason; Te assess the risk associated with the development, to prevent the poliution of
controiled waters from potential contarmination on site and to ensure the site is suitable for jis
end use In accordance with Key Statemaent EN4 and Polides DME2, DME3 and DMG] of the
Ribble Valley Core Strategy |Adopted Version).

14.  No davelopment shall take place untl the applicant, or thelr agent o1 sutcessors in title, has
secured the implementation of a programme of archaeological werk In accordance with a
written schame of investigation which has been submitted by the applicant and approved by
the Planning Authority,

Reason: Te ensure and safeguard the recording of any archaeofogical deposits in accordance
with Policies DMG1 and DME4 of the Ribble Valley Core Strategy.

15.  Priar to the cominencement of the development, (ncluding any demolition or site preparstion
works, 3 joint survey shall be carrled out between the developer and the Highways Authority
to determine the current pre-tonstruction condition of Woone Lane, A similar repeat survey
shiall be carrled out within six months of the completion of the last phass of the development
hereby approved; the findings of the surveys shall be submitted to and agreed in writing by
the Local Planning Authority.

For the avoidance of doubt the submitted details shalt specify any works to be undertaken,
and their timings, to make good any damage to Wobtne Lahe stitibigable to this development
85 a 7esuit of construction works and o retwn ihe highway to the pre-construction
situntion/condition. The development and any remediation/repalr works shall be carried out
in strict accordance with the approved detaiis.

Reason: To maintain the construction of Woane Lane and ta ensure the safe operatien of the
immediate highway and to ensure no long-term damage to the highway as a resuit of the
construction phase of the development in accordance with Policies DMG1, DMG3 and Key
Statement DMI2 of the Ribble Valley Core Strategy.

16. The bat mitigetion propesals for the protection of bats as contained within the Inspection and
Assessment in Relation to Bats Dated 18th June 2015 will be implemented in full, subject to
any changes required by Natural England at the Licansing stage.

Reason: In the interests of blodiversity and 1¢ enhance nesting/roosting opportunities for
species of conservation concern and reduce the impact of development n actordance with
Policy DMG1 and Key Statement EN4 of the Ribble Valley Core Strategy.

PT.0.
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HUBBLE YALLEY BURUUGEL LASUNG L.
PLANMNING PERMISSION CONTINUED

AFPLICATION NO. 3/2015/0266 DECISION DATE: 26 April 206

Note(s

1 For rights of appeal in respect of any condition(s)/or reason (s) attached to the permisslon see
the attached notes.

2. The appiicant is advised that shauid there b any devistian fram the approved plan the Local
Planning Authority must be Informed. it is therefore vital that any future Building Regulation
application must comply with the approved planning applicatioa.

3. The local Flanning Authority opesates o pre-glanning application advice service which
applicanis are encouraged to use. Whether or nat this was ysed, the Local Planning Authority
has endesvoured to work proactively and positively to resolve issues and considered the
impositlon of appropriate conditions and amendments to the application to deliver a
sustainabie form of development.

4, This permission should be read in conjunction with the Section 106 Legal Agreement signed
and dated 18th April 2016.

5

Sohadade

' JOHN HERP
" IRECTOR £3F COMMUNITY SERVICES
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Appendix B:

Extracts from the National Planning Practice Guidance relating to the Vacant
Building Credit

What is the vacant building credit?

National policy provides an incentive for brownfield development on sites containing
vacant buildings. Where a vacant building is brought back into any lawful use, or is
demolished to be replaced by a new building, the developer should be offered a
financial credit equivalent to the existing gross floorspace of relevant vacant
buildings when the local planning authority calculates any affordable housing
contribution which will be sought. Affordable housing contributions may be required
for any increase in floorspace.

What is the process for determining the vacant building credit?

Where there is an overall increase in floorspace in the proposed development, the
local planning authority should calculate the amount of affordable housing
contributions required from the development as set out in their Local Plan. A ‘credit’
should then be applied which is the equivalent of the gross floorspace of any
relevant vacant buildings being brought back into use or demolished as part of the
scheme and deducted from the overall affordable housing contribution calculation.
This will apply in calculating either the number of affordable housing units to be
provided within the development or where an equivalent financial contribution is

being provided.

The existing floorspace of a vacant building should be credited against the
floorspace of the new development. For example, where a building with a gross
floorspace of 8,000 square metre building is demolished as part of a proposed
development with a gross floorspace of 10,000 square metres, any affordable
housing contribution should be a fifth of what would normally be sought.
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Does the vacant building credit apply to any vacant building being brought
back into use?

The vacant building credit applies where the building has not been abandoned.

The policy is intended to incentivise brownfield development, including the reuse or
redevelopment of empty and redundant buildings. In considering how the vacant
building credit should apply to a particular development, local planning authorities
should have regard to the intention of national policy.

In doing so, it may be appropriate for authorities to consider:

¢ Whether the building has been made vacant for the sole purposes of re-
development.
¢ Whether the building is covered by an extant or recently expired planning

permission for the same or substantially the same development.
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Appendix C:

Ribble Valley Borough Council pre-application advice for development at the

application site, dated 8 July 2014

RIBBLE VALLEY BOROUGH COUNCIL

plesse ask for:
direct ine

e-may
my el
dato

Rachel Horton
01200 414501 CLITHERGE
rachel. horian@nbblevalley.gov.uk Lancashire SB7 24
RVI204/ENQ/ODDES
g" July 2014 Switchboard, 01200 425811
Fax. (1200 414487
DX Clitharoe 15157
Dear Mr Smith www ribblevaiiey gov uk
REQUEST FOR___PRE-APPLICATION VI ATHN T PROPQSED
RESIDENTIAL D LOPMENT ON SITE OF ISTING 1. ODEMAT ING AT

PRIMROSE WORKS . PRIMROSE ROAD, CL{ITHERQE.

| write in rosponse to your pre-apphication enquiry regarding a proposed residenbial
scheme on the sile of the existing Lodematic building &t Primroge Works. usirative
sketch schemas of the proposed floor plans have bean submidted for consideraticn

+ Option F ~ Conversion of Na, 3 Workshop and demolition of No. 3 & 2 Workshop
o provide fourteen 28ed Urils and five 1Bed Unils.
s Option G — Demolilion of the entlre building and development of elther:

= Layout T - Fcur 28ed, five 3Gad and four 4Bed
Layout 2 ~ Sisteen 28ed

No delailed plans of the proposed design, appearance, parking and landscaping bave
been submitied for consideration at this stage. and thersfors | am unable o comment
an these aspacts A site meeting was held on the 30™ of Aprit with the following people
in altenda hoe:

- Mrs Rachel Morion ~ RVBC = Pre-planning advice officer

- MrAdnan Dowd ~ RVBC ~ Cansarvation Officar

- MrPaul Smith ~ Director - Acland Bracewell

- Mr Robert Rawlinson — Director - Acland Bracewsll

- Mr Cliva Thompson — Directar ~ Lodamatic

- M John Carruthers —~ Cirectar ~ VTC Highway & Trarsport Consullancy

Prnciple of Development

As you aware the Council 1g progressing from the Districtwide Local Plan (DWLP) to the
Core Strategy. which is currantly oul for consultation Therefore, m the absence of an up
la dale plan. and in accordance with para.14 of the National Planning Policy Framework
[NPPF}. the authority should determine housing applcabons on the basis of a
presumption in favour of sustainable development. Unless any adverse impacis of doing
50 would significanily and demonsirably cutweigh the benefits. when assessed ageinst
the policies in lhis Framework teken a® a whole, or specific palicies in this Fremewark
indicate developmenl should be rastricted The NPPF also requires that in order to
promote sustainable development m cural areas, housing shou'd be located where it will
enhance or maintain the vitalty of miral communitias (para 55)

Chiet Exgraive Marshu) Scob CPFA
Qureciors: John Heao B Eng. C Eng WCE. Jane Pemacn CFFA

Mike Gee Town Planning Services Ltd

Page 42




Planning Statement, Residential conversion and development, Lodematic Ltd premises, Primrose Works, Primrose Road,
Clitheroe July 2018

For information, The Core Strategy: A Loca) Plan for Ribble Valley' has reached an
advanced stage of preparation. Public consultation on a seres of Proposed Main
Modifications following the Hearlng Sessions of the Examination in Public, took place
during the period 23" May ~ 7" July 2014 {avalable 1o view on the Councils website).
These modifications ware approved by the Council for public consultation and therefore
represant the Councils current position, Although the Core Sirategy is nol yet adopted, it
has reached an advanced slage in ils preparation and sv should be afforded
appropriate weight in the decision making process. in addition, the Council's iatest
housing land position, as at 31% Marech 2014, is that there is 5,16 year supply of land
with planning permission {ulilising the overall requirement of 5600). The Council
updales its supply position quarterly and the latest position at the point of determination
of any application will be taken into account.

When assessing the proposal against the Core Stialegy a central issue is whather the
proposal would cause harm to the Development Strategy (pelicy D81 of the Core
Strategy). This pelicy seeks to direct the majority of new davelopmant o the Strategic
slile at Standen and the Principal settlements of Clitheroe, Longridge and Whalley. The
she proposed for development Is within the main settlerent of Clitheroe (refer to policy
G2 of the DWLP and, DMG1, DMG2, of the Core Siralegy) and in relation to housing
provision, laking account of the overall requirement of 5,600 and commitments up lo
March 2014, the residual requirement for Clitheroe is 240.

In this case, notwilhstanding that the development will support the provision of hosing
within & principal setflamant it will resull in the loss of an existing husiness and buliding
considered to be a non-designated heritege asset, and within close proximity of e Listed
Building. in short, thege main factors, in addition to other materdal considerations such
as highways, design and appearance will be taken into aceouat in the delermination of
the application which will be considered against ‘the planning balance’ i.e. the benefit
agains! the harm (as per para. 14 of the NPPF and DS1, DS2 of the Core Strategy).

The ponciple of new-build residentiel development on this sile, and at the present
moment of time is acceptable, However. | am mindful of the large number of
applications being submitied and approved within Clitheroe, therefore lhese comments
relate to the Core Slrategy as the position stands at the time of writing. Please note that
it may change as the plan progresses lowards adoption and thet any application would
be considered in relation to the up to date policy position at the paint of determination.

Loss of Employment

| nnte that your submission is supporied with a copy of a recent Appeal Decislon at ‘The
Old  Manchester Offices, Whalley New Road, B8ilngton [(Appeal Ref:
APRIT2350/A/10/2120718) and the committee report relating to Hangons (Garden
Cenlre [Appn. 3/2013/0737) which makes specific reference to such issues as the
relocation of thase businesses, marketing and ra-use. | acknowledge the comments
made by the Inspectorate and case officer, buf each application iz to be determined on
its own merits. | am of the opinion, in this case that any subsequent application will nesd
to be supported by firm evidence which establishes the potential impact of the
development upoen the (ocal economy. This sile represents our inheremt stock of
recognised employment sites and there is concem with regards to furher foss of
buildings being used for employmant use within the Borough (refer to pohicy EMP11 of
the DWLP and EC1, DMB1 of the Core Skralegy). As praviously advised a full businass
plan should be submilled to clarify the intentions of the business. Is the business to
relocate? Be sold off to other parties? Are the existing employees being relocated, and
where? In addiben, evidenca will need to be shown which demonsirates why residential

2
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development s considered (6 be the most viable option as opposed Io an alemalive
employment use. In aecordance with Palicy EMP14 eviderce of the building baing
marketed as a going concern for a1 least six ntorths is required. This should include
details of who it hag been markeled wih, what it hes dbean markated as and whether
thare has been any interes!

Loss of Non-Designated Herilage Assel

For information, § bave consulted English Herage v establish ther wews on the
poteniis! demoliion of the buiiding. They have advised thal Owferd Archaaology is
currently carrying out on-gorng work, w reletion to surscying Mils in Lancashire. lan
Miller of Oxford Archasoiogy has informed me that in 2012 1l was concluded that the site
as a whole was potentially of high sigreficance:. and thus was included on thair mtial list
of sites that merited detailed archaenlogy curvey Sinee that time however, he is awsere
ihat one of the mills has been demolished, whick in kis apiien reduces st overall value
as an integrated site. The component building wiich forms the foous of the current
enquiry, 15 he bebeves, largely of a mid-nineleenth-ceniury date, and is not of a
sufficiant inferest fo merit statutory proteciion as @ Bsted building

Havng said thie, he deos suggest thal the building is worthy of an archaecolagical
survey prigr to any demelilionireflurbishment 1o enswe that a record is made of the
historic fabric, and to check ihal there are ro interral features, fixtures or fitings of
particular signiticance’. Thus, whilst maybe not being worthy of Listing, in his apinlon, he
does consider, a5 does Adrian Dowd that the building Is worthy of retention.

Adrian and | advised at qur meeting Thal the site 15 not witnin 2 Consarvation Area, nor
is it @ Listad Building Notwilhslanding this, Adrisn raised sleong concern with regards to
tne loss of wnal is inherently a buiding ot historc interest and Merefore total demoaliton
of the building should be whcliy justified and tmporiarty a rsport should be camed out
n order t¢ establish s significance {in accordance with the above, para. 124, 122, of
the NPPF and the HEPPG 'Planning for the Hislaric Environment March 201C), also
bearing in mind the provisions af the Planning (Listed Bullding and Conservation Aroas)
Act 188D, A staternent of signficance shoud be submitted as part of any subsequent
application. the level of detait should be proportionate to the assels’ imporiance and no
more than s sufficient to understand the potentiai impact of the proposas on their
sgnificance. in additon, the buildng s in cicse proxmdty fo Grade 1l Lisled Building
‘Primrese House' and therefore consideration wil bs mede as lo whether the
development is Fkely fo have an impact upen lhe setling of the Listed Building

Paragraph 134 of the NPPF reinforces Key Siatement ENS of the Core Strategy m
stating thal where a proposai would 'sad 1o Jees thar substantal harm lo the
significance of a hertage asset, this ham should he weighed against the public benaefits
of the propoeal. including securing its optimum viable use Tha Autherity reconnizes that
the best way of enswing tha long lerm proteclion of herllage assels is to find an
optimum viable use that strikes the correct balance between economic viability and
mpact on the significance of the assel.

Affordable Housing

Para. 51. of the NPPF siates thal change Io residental use and any associaled
develapment from commercial buitdings (currenlly in the B use c’ass) shall normally be
approved where there s an identified need for addilional housing in that area, provided
that there are not strong economic reasons why such development would be
inappropriate Any subsequent proposal should include a suilable mix of housing and g
percentage of which should be affordable (30%} i line with the Councils *Addressing

3
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Housing Needs' document, of which 15% would be required for elgerly provision all of
which showld be to lilelime homes slandard (refer 16 Key Slatement H2 & H3 of the
Core Strategy). Housing Strategy Officer Rachaet Stott has advised thal there is support
for alierdable units in Chiheroe, and certainly sorne 1 bad accommodeton. If prior o a
{ormal submission you wish to speak to Rachasl she can be contacted via telaphone on
01200 4145867 or e-mail rachael stott@ribblevalley.gov.uk.

Praposed Layout ; Desian Matiars / Other Matarial Considerations

No detailad plans have been submittad to clearly ilustrale the proposed appearance,
materiats used or desigh of ither the partal conversion scheme or entirely new-build
development and therefore | am unable to officer specific advice in relation to these
malters. Any subsequent proposal should be mindful of saved Policy G1 of the DWLP
and emerging Policy DMG1 of the Core Strategy both of which require thal new
developments should be sympathetic to existing land uses, and para. 58, and 60, of the
NPPF in refation to design. Development should atso seek to sustain and enhance the
significance of heritage assels {para. 126 of the NPPF)

In addition, the proposal should accord with saved policy ENVYS8 which seeks 1o
preserve the setfing of lisled buildings and emerging C5S Policy DME4, which relales i
listed buildings and states that devalopment which cause visual harm fo the setting of a
fisted building will be resisted. Also the schame should accord with CS Key Stalement
ENS which requires careful consideration for any development proposals that adversely
affect 2 heritage asset or its selling, and requires all dsvelopment proposals 1o make a
posltive contribution 1o local distinctiveness / sense of place. As slaled above. as this
engquity has been submilted without the submission of more delalled plans of the
proposed scale, appearance, design elc, of the building proposed it is difficult for me lo
establish at this stage the polential harm upon the appearance and setling of the nearby
Listed Building or the appearance of (he general focality given its prominent posifion
adjacent lo a main road and public footpath (FP 17).

Given ihe potential close proximily of the dwellings o exisling business premisas al
Primrose Mill, consideration will need to be made as to whether the site is suitable for
ragidential development given polential noise disturbance, and therefore & noise
assassmenl shauld ba submitted with any subsequent application. | am also mindful of
the potential conflict wilh existing businesses on the site and para. 123. of the NPPF
which states lhal “exisling businesses wanding lo develop in continuance of their
business should nol have unreasenable restrictions put on them because of changes in
nearby land uses since they were eslablished’.

Highwavys

Developmenl should ensure thal a safe access is provided which is sufabie to
accommodate the scale and type of traffic likely to be generated and provide adequate
car parking and servicing space. In general schemes offaring opporiunities for more
sustainabie means of transporl (bus, cycle, walking) will be supparted in line with the
core susiainability principles of the NPPF and should be sought when drawing up the
scheme (see policies T1 and T7 of the DWLP, policies DM12 and DMG3 of the Core
Strategy and para, 32., 34, and 35. of the NPPF}.

LCC Trafic and Development Engineer Trevor Lewis has been consufted and provided
the foliowing commenis;

From the information provided il appears ihat the accass is intended 1o be along a

privale road 1o the north of the site.  This road joins Woone Lane al an acule angle and
L
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the jundion would need 1o pe exiensively w:proved 10 make 1! swlable for access and
agress. sspecially for farge vehicles wanting lo lumn right onto Wogne Lang or lelt off
Woane Lane. The privale roed should join ¥Woane Lane al approsmaledy nghl angles
In ordes to achieve a reasonable road alignment feading up o the junclion with Woone
tane, a bend 1o the nghl {proceeding towards Woone Lane} would need fo he
introduted and this would have the effect of moving the junciion towards the sharp bend
ngar Scott Bridge  This may have the benefit of improving wisitilily along Weone Lane
from the mmeor road. Woone Lane is subject 1o a2 20mph speed liou and consequently a
2 4m by 2am vigibility splay is required. The ram:fications of these improvemenis on the
junglion of the other nearby pavale road (aast of the sia) junction with Woona Lane
would have to be iaken Into consideration Ths paragraph oulines the prnciple of the
improvemenis required 1o the junchon, but | am unable lo advise whether this is
practical or nol  The practicality of making unprovements 1o Ihe juncign will depend on
the outcome of & celailed design based on an accurate topographecal survey, which the
developer should carry oul

The Miler residential geveiopment 1o the north does not oppear ta have any diresi
impact on thiz development propesal

The camageway n Woone Lane along the stte froniage apbears Lo be at leasl 6m which
is acceplable

improvemants 16 YWoone Lane aord the road frontaga of tha properly fo bo deveoped
wiuld be requested ond these include:

= Widen the foolway in Woone Lane ta 2m.

+  Improvements 1o street ighltmg

» Close off the redundant pant of the existing junchion and exlend the footway
These mpravements will require a strip of land from the praperty 1o be formally included
in the adopted highway

Thare 1w a public nghl of way along the prvate roas, which will have to be
accommodaled in any improvements to the privale road and to Lhe junction with Woone
Lang

Fuls parking in lerms of the parking standards should be provided withirt e site. This s
imporiant hase because of the tharaclesistics of Ihe locality and local highways Parking
on lhe adopled tighways from iws proposed developmeni would lend to create
additional obslructons which would be io the detsiment of the efficient fiow of traffic ang
to highway salety Based on ihe rough noles in the margins of the atlached drawings
32 or 33 on-site parking spaces will be required Thesa drawings indicate 20 or 21 on-
site parking spaces and this is insufficient

If you have any quenes with ragards iIn the ahove advice, pleacs cortact Trevor at
Irevor lewis@lancasture gov.uwk / 0300 123 6780

Ecology

Trere are a number of mature trees dolled around the site, and therefore as they are
hikely to be within influencing distance of the development a full Arboricultural impact
Assessment / Tree Constraints Plan should be carried out, the resulis of which should
inform the proposed layout.
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Blodiversity offsels should alse be considered, further delzil ol which can be found via
the following link: hitps:iiaww gov.uk'biodiversity. offsetting. Also any subsequant
application is likely {o be conditionad 1o ensure that provisions are made for building
dependant species of conservation concem, ardificial bird nesting boxes and artificial bat
roosting sites to be submilled and approved by the LPA prior to any development laking
place.

If you wish to discuss this in mare detail please contact Conservation Officers Dave

Hewit or Phil Johnson on 01200 414505 / daveHewn@abblevalley govauk 7
phit Johnson@rinblovalley qov uk,

Addibongl Information

If your client wishes o submil an application, plesse ensure thal the following is

included:

» Dasign and Accass Statement / Planning Statement

Heritage Staterment

L.oss of Employmaent Land Study

Lose of Employment Land Study

Mewketing Appraisal together wilh confirmation of the fulure prospects of the

business and answer quastions such as Why is the business no longer viabla at

the existing premises? Is all or part of the business relocaling and where? Siaff

Numbers? Wheve is current siaff io be relocated?

Npise Azsessment — considering proximity 1o existing business pramises.

Contaminated Land Report

Utiities and Drainage Strategy

Energy and Sustainability Repont

Full 5.106 agreament

Structural Survey - Iif the final scheme intends o converl par or the whole of the

building.

¢« Erology Report/Protected Species Survey of the bulding considering that the

proposal involves demolilion.
Arboricultural Impacl Assessment to BSE837 ! Tree Constrainls Plan o include
topographical survey, the results of which should inform the layout — AN
trees/hedgerowsiplanting within influencing distance of the development should
be plolied.

» Crime Pravention Statement ~ detailing crime prevantion pancipiss heve baan
Incarporated into the design of the proposals to minimise the opportunity for
crime,

« i the developmerd covers an area of 1 heclare or grealer a Fipod Rigk
Assessment will be required.

+ {f an Qutiine applicalion 1s submitted, please mcluda details of ngicative heights
of the proposed building and layout

s If an oulline application is submitled i is likely that we will request as parl of a
reserved maiters application Tull details of any lighting prior to ils installation and
use, inchuding during tha construction phase,

@ & & @ @ W

A copy of LCC Conlributions was sent via e-mail en the 127 of May 2014 and | have
enclosed a {urthar copy for reference.
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Conclusion

Al this present tme ard based on he leve! of detail submitted the Coundlf would I
pracipla supped some form of residential developmenl on this ste. However | am
conscieus, as oullined above, of not only the css of a bullding used for employment uze
but also the loss of wiat is considered to be & non-cesignaled nentage asset within
close praxintity of a Listed Bullding Therefore whitst | consiler the broad principle to te
currerdly complainl wath [azal and ratienal palcy. no detalled plans of the design,
landscaping. mezlerials used hove been submilied for consideration in oider to mauke a
fult assessmait of the propused impact of (ke development upon Ine ecthrgleigrificance
of the Listed Buiiding. nor hes sny deslled marketingtioss of employmert land study
beon carriod oul to establish the ham upon the lozal sconomy In short, the cutcoma aof
any subseguent applcation will be based on the planning balance, ie. the benefit
aganst the harm which will reouire dear and convineing justification,

! must stress also al this siage thal the current peiigy situaon 15 subjest to repid change
as RVBC progresses from the DWLP to the Cors Strategy. therefore the pasition as
outlined in this letter, and residuel figure of 240 withi Clitheroe may change. Declsions
will have to ba basod on ralevani pelicios at the time any application is determined.

Please be mindful of the fact that the above advice has been given on the basis of the
leval of information submilted as parl of the pre-plenming enquiry, which sought
gu:dance on the general principle of residential developrment without the submizsion of
maore detailed plans; the position may ba otherwise f there nre additional or differgnt
matarial facts.

! trust that you find the ahove observations of use and stress that they reprasert otficer
opirson only, &t e time of writing, given withcutl prejudice to the final detesmination of
any application submitted

Vours sincergly
P

Rachel Hordon
Pre- Planning Advice Officer

Mr Paul Smith

Aclany Bracewell Serveyors Lumted
The Barrons

Church Road

Tasicton

Preston

PR4 §UP
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Appendix D:

RVBC Planning and Development Committee Report — Planning Application
3/2015/0266 — Lodematic Development

APPLICATION NO: 3201 5/0266/F {GRID REF: B0 373887 440694)
DEMOLITION OF EXISTING WORKSHOPS BUILDINGS (OTHER THAN WORKSHOP 3),
COMNVERSION OF WORKSHOP 2 TO PROVIDE 14 RESIDENTIAL APARTMENTS THE
ERECTION OF 4 RESIDENTIAL APARTMENTS, ERECTION OF CYCLEIREFUSE STORE,
LAYING OUT OF PARKING AND CIRCULATION AREAS, AND ASSOGCIATED
LANDSCAPING. PRIMROSE WORKS, PRIMROSE ROAD, CLITHEROE, LANCASHIRE BE7
1B%.
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PARISHTOWN SOUNGIL The: Tawn Council have no ehjection to the proposal subject to
tha foliowing:

+ lhe traffic issues relaling to the band in the road be
addressad.

« Affordalsie prowvision is dativerad on site,

+ Tra develcper be required to smake a financiy! contribution
wwards the cost of dealing with axieling  asroblams
asscotated with the weir

ENVIRONNENT LCG Highways have no chisctun te the Cuvglupment subjoot

DIRECTORATE 1o tha imposition of relevant plenning conditions and suhient o

[COLNTY SURVEYOR): the receipt of addiicnalfamendad informatinn which is dosilud
later within this repori.

ENVIRONMENT AGENCY: No objedtion subject to the wnpostion of relevant planning
conditions.

LCC CONTRIBUTIONS Tha LCC Contdbutions Team havo rogucsied that a
contribution of £18,126.38 for 1 secondsry schel place wil bo
required in respec! of educational provision relating to he
devaiopment.

L.CC ARCHAEOLOGY No objaction subject to the imposition of relevant planning
conditions to secure a programme of archeeclogical work in
gecordance with a written scheme of investigation

UNITED UTILITIES No objection subject 1o the imposilion of relevant planning
conditions.

RVBC ENGINEERS No objaction subjact fo the imposition of relevanl pianning
conditions.

ADDITIONAL § Leiters of representation hava boen recaived objecting on the

REPRESENTATIONS: following grounds:
+» Thaloss of rees.

+ [nadequale parking and access.

+ Increased noise disturbance.

« Safety Issuss refating to the existing public nght of way.

= Disruption during demolifion.

« Drainage and rainwater run-ofl.

* Inaccuracies within the application

Broposal

The proposal saaks consent for the demolition of 2 axisting mill buiding and the convarsion of
the bulding to Le relained to create 14 residential apariments. The submitted details aiso
praposo the erection of a two storey apariment block to provide four apartments

i he proposal involves assotiated landscaping asd works lo ¢reate an external parking arsa with
the srection of a proposed cycle/refuse storage bullding also forming part of the proposal,

It is proposed ihat five of the apariments will ba brought forward as affordable units, four of
which will ba Social Rentad units with the fifth being delivered as & low cost markat vnit.

Mike Gee Town Planning Services Ltd

&7

Page 50




Planning Statement, Residential conversion and development. Lodematic Ltd premises, Primrose Works, Primrose Road,
Clitheroe July 2016

Site Location

The application relales o former Ledemabe sils localed (o the southern extents of Woone Lane,
The sits is occupled by three paraliel and attached industral workshop bulidings, with smaller
associated outhuildings dating from the 1800s and a detached industrial building dating from the
second haif of the twentieth century.

The application sita is bounded to the north by an existing access track and public right of way

{Footpath 17). Further ta the norh is the site of the redevelopment of tha former Primrose Mill
with construction still currently underway.

Relevant History

The slite has no plamming history that is directly relevant 10 the nature of the application
submiitad,

Relevant Policies

Ribble Valley Cora Steategy (Adapted Version)

Key Statemant DS1 - Davelopment Siratogy

Kay Statement DS2 — Presumption in Favour of Sustainable Development
Kay Statement ENZ - Landscape

Key Statement EN2 — Sustainabie Development and Climate Change
Kay Statement EN4 - Biodiversity and Geodiversity

Kay Statemant ENG ~ Heritage Assets

Kay Statement H1 ~ Housing Provision

Key Statement H2 — Housing Balance

Koy Siatemant H3 - Affordable Housing

Key Statement DMIT — Planning Obligations

Kay Statement DMI2 - Transport Considarations

Paolicy DMG1 - General Considerations

Palicy DMG2 ~ Strategle Considerations

Policy OMG3 - Transport and Mobility

Polioy DMEZ ~ Landscape and Townscape Proteclion

Policy DMES ~ Slie and Species Protection and Conservation
Policy DME4 — Protacting Heritage Assals

Palicy DMES — Renewable Energy

Policy DMES — Water Management

Palicy DMH 1 — Affordable Housing Criteria

Folicy DMB4 ~ Open Space Provision

Policy DMBS — Foolpaths and Bridleways

National Planning Policy Framework (NPPF)

Nations! Planning Practice Guidance (NPPG)

Tachnical Guidance to National Planning Palicy Framework
Listed Building & Conservation Ases Act,

Environmental, AONB, Human Rights and Qther |ssues
Princiot velopment
Planning law requires applications to be determined in accordance with the development plan

untess malerial considerations indicate ethenwise. The Mational Planning Policy Framework
adopted in 2012 (NPPF) is one such material consideralion and whilst it does not change the

&8
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legal siatus of the cevelopment plan, it promotes 2 presumpbion 1 favour of sustainaba
davelopmen.

in terms of strateyic consitlerations. Key Statement DS1 of tw recanily adogted Core Strateyy
oullines that the majority of new housing development il he concentrated witin fing sdentifled
strategic site to tw south of Clitheros (Standen); and the princloal setfiements of Citheroe.
Longridge and Whalley.

Widlal tha Coinel can demonsteate a b year suppey of housing land (5,58 as &t 31 Moeeh 2015),
Members need o be reminded that it is cloarly stated thal o 5 year supply 's a minirum figure

This develuamen:, aithuugh mogest in numbers would ssasl in mactiag 3o noed. oontrbule to
tha 5 yaar supply amf infroduce some single slorey accommodation and provide some iacal
affordzble urts in a suslainable location withuan the centre of Longridge.

Affardabla Housing Proviston

The appiicant has subm:itlea a dralt 5.906 agreemant which proposes thal the 30% on site
affordable provision. 85 required by Policy H3 of the adopled Core Strategy, will ba delivered as
a mix of faur Social Rarted units and cne low cost market unit,

Members will note that the applicant, during the course of the apgplication, i calculating the offer
of affordable off-site provision, had applied the Vacant Bullding Credit (VBC) in respect of
affordable provision thal could be requested by the LPA, which had resutted in the removal of
the offer of affordable housing provision on-site,

Following a judicial review belween Wast Berkshire District and Reading Borough Council and
the Depariment for Communities and Local Government. The Court's deaision (which upheld all
of the issues raised by the Claimants) was that those pars of the National Planning Practice
Guidance, along with the Written Ministerial Statemant (WMS), that reduced the affordable
housing thweshold to developments of ten or less units and introduced the vacant building credit
last November ware not lawful and must not be treated as a material consideration.

The effect is that planning applications must now be delemminad as ¥ neithar the statement or
guidance had come into effect, this affects the consideration of all liva pfanning applications and
planning appeals currently lodged with the authority,

Subsequent to the cutcomea of the Judicial review the applicant has conlirmed the wilingnaess 10
revert back to the original terms contained within the 5,106 agreement as detailed above.
Members will note that the silugtion relating to the VBC may be fluid and subject to further
changes atl a {ater data,

Planning O

Baserd upon Lhe |stest assassment, LGG Educatronal Gontributions Team seek a contribution for
1 secondary school place. HMHowever. a contribution towands primary school places is not
currently sought,

Catouiatad at the currant rales, this would result in a clalm of:

Secondary places:

{£18.468 x 0.9} »x BCIS indoxalion (314.50 § 288.40 = 1. 090498}

= £18.126 38 per place

£18,126 38 x 1 placa = £18.126.38
59
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LCC Highwavys

The Highway Development Contrel Seclion does nol have any objactions in principle lo the
proposed housing development, subject to the imposition of planning conditions and providing
the following observations ero addressed:

The spplcant has provided an acceptable Transport Statement by VIC {(Highways &
Transporiation) Consultancy dated the 2nd February 2015, TRICS is the national standard
system ueed {o predict irip generation and analysis of various types of development. Using a
typical TRICS report for a privately owned housing development, the developmant wik gensrate
an estimated 120 vehicular movements a5 day with an estimated peak flow of {17) vehicles
batwean 17.00 and 16:00,

Using the information above the peak flow treffic genersted by the new housing development
will decraasa the amount of peak flow fraffic using Pramrose Road and Woone Road and also
raduce the tolal number of light goods vehicles, vans and HGVs visiting the site. This sgrees
with the findings and conclusions in the Transport Statement by VTC (Highways &
Transporation) Consultancy dated the 2nd February 2015,

Based on tha Joint Lanecashire Struclure Plan the Highway Development Conirol Seclion is of
the opinion that the applicant has provided adequate off-road parking provision for this type and
size of developmant.

The Highway Development Control Seclion is of the opimion that the existing available sight line
from the existing private sita access road onto Primrose Road and Weone Road are acceptable
and as such 3 sight lina condition is not required.

The Lancashire County Council Sustainable Trave! has requested improvements lo the existing
elte access road as part of deflinlive foolpath 3-1-FP17 these improvemants includes the
surfacing of the access mad for the full froriage of tha site and for the landowner of the site to
designate the existing access road as a cycle mute. This dedication would aid with the pravision
of a fulure cycle mule frem Henthorm Road 1o Woone Road, 1o ald soclal indusion and the
promotion of sustainable transpor,

The Highway Development Control Section accepls the principle of shared access roads for this
size of development bul are of the opinion that the current site aceass is not safe for children
and mobility Impaired to enter and exit the site safely at the junction with Woone Road. The
applicant is advised o prove the fonward visibliily for nosth bound traffic entering the private
aucess rosd with an estimaled 85th percentile speed of 15mph. All walls planting and fencing
ele. within the forward visibility splay 1o be reduced to a height not more than 1m high, In the
insrast of highway safety, the promotion of sustalnable transport and to aid social inclusion,

The Highway Development Control Section is of Lhe opinion that the applicant should prove the
existing sile access with Woone Read by swept path analysis for 2 twin axel refuse vehicle to
ensure refuse vohicle do not need to reverse back down Woons Road to serve the site as the
curreni practice is ot the detdment o highway safaty.

The Highway Development Control Section is alsa of the opinion that the applicant should prove
the car park entrance with tha private access road by swept path analysis for & fwin axe! refluse
vehicle 1o ensure refusa vahinles dn nat nend In revarse hack ontn Woone Road at the
cafriment 1o highway safety.

A numbar of these issues are subjsel to on-going negoliations and are cumently being
addressed by the applicant, the outcome of which will be repored verbally.
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Heutage igsuss

{he Councils conservation offer has raised concems in respect of the spphcation in that lhey
are of tha opinion that {he duly al seclion 89 (2} of the Planning {Listed Buildings and
Consarvation Areas) Act 1890 should ba re-visited.

The Conservation officer makes refarance 1o the specialist opirions 10 the site that consider that
is area is of architecturzl importance and should ba afiorded conservation ares status. L is the
Censervation Officers opinion that his should be undertaken immediately because the current
proposals wilk intrude irmevocably into the valiey of the original watar mills (the valley top also
forms the designed curllage boundary to Primrose House) and denude {e.g. mik managers
house) the cora ensemble of its visual and architactural coherence and historic Integrity.

Further concems have also been raised In rospect of the design of the new-build apartment
block, rrembers will note thal negotiations ame underway in respect of securing an appropriale
gosign.

Whilst | am mindiui of the observalions made by the Conservation Officer, @ number of these
matlars are subject to on-going discussions, | am also mindful of the observations made in
relation 1o affording the area Conservation Area status and the polential implications as a result
of tha proposed demolition works. As no progress has been made in relation to the latier point |
do not consider that i, In isolation, wouki be a sufficient reason to withhold the granting of
planning permission.

Residential & Visual A

I am méndful of the relationship between the proposal and thal of existing neighbouring
occupiars to the north and west. Taking inta account the site topography andt off-set distances
proposed I go not consider that the proposal would be of significant delriment to the residential
amenilles of existing occupiers. | have some hmlled concerns in respect of the spatial
relationship between the proposad new-build apartment block and that of the building to be
rataingd and converlad along with geaneral concarns rafaling to the external appearance and
design of the new-bulk] element, thesa issues are currently the subject of on-going negotiations.
the oulcome of which will be repoded verbally

Discussions are slso curently underway in relation fo ithe ntemal trestmant of the
forecourtparking arez and the potential to retern @ higher propodion of the northam mill-wall
which will delineate Lhe northern boundary and how it could be ulilsed as part of the hard-
landscaping for 1he sile.

Employment Liso

The proposal wilt see the redevelopment of an existing Brownfield site and will secure the king
tarm ratention of the main mifl building through its re-use and conversion. Tha applicant has
submitled supporting lnformation regarding the markating of the ste which has demonsirated
thore has been insufficient interest in respect of secuing an occupier or purchaser who would
operate the site in g similar manner to that of the pravious.

Tha site  largely constralned by agoess arrangements, with limited parking provision for stafi,
the intemnal layout and configuration of the exisling buildings ara also thought to be inadequate

o awewnmodale modem wark practicos or requirements, with other propariies currenily
avatiablo within the borough that offer more efficient and unconstrainad werk spaces.
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Benefils
It is considared that ihe development of this site offers the following benefits:

« The proposal will assist RVBC in boosting the supply of housing in the Barough.

»  The proposal will deliver affordable housing {30%).
The proposal would deliver significant some economic benefits through the croation or
retention of jobs during the sonstruction phase.

» New Homes Bonus payments to RVBC. The amount of New Homas Bonus would be
£26,424 (18 x £1,488) a year with the tolal for the full six ysars being £158.644.

«  Off site recreational contributions of £38388 which will go towards the green gym project at
the Castle,

Conclusion

Having considered ail the benefits and mindful of the concemn in relation to heritage assets, | skl
consider thal a positive recommendation is appropriate. As such, it is for the above reasons and
having regard lo ali material matters raised that | mcommend accordingly.

RECOMMENDATICN: That the application be DEFERRED AND DELEGATED to the Director
of Community Services for approval Toliowing the satisfactory complation of a lepal agreamant
{in the terms described in the devaloper confribulions section of this raport and subject to
changes in CIL Regulstions) and subject to the raceipt of scceptable design amendments
within 3 months from the date of thls Commiliee meeling or delegaled to the Director of
Community Services in conjunciion with tha Chairperson and Vice Chalrperson of Planning and
Devalapment Committes should exceptional cireumstances exist beyond the period of 3 months
ard subject to the following conditions:

1. Tha development must be bagun no later than the expiration of three years hegmnning with
the date of this parmission.

REASON: Requirad lo be imposed in pursuance to Saction 91 of the Town and Country
Planning Act 1990,

7. Unless explicitly required by condition within this consert the development hereby permitied
shalt be cammied oul in complete ascordance with the proposals as detaited on drawings:

& N.B. Drawing number refersnces to be confirmed following the recaipt of amended plans

REASON: For the avoldance of doubt since the propusal was the subject of agreed design
improvementsfamendments and 1o clarfy which plans are relevant.

3. Precise specifications or samples of all exiemal surfaces, Including surfacing materals of
the dovelopment hereby approved shall have been submiitad to and approved by ihe Local
Planning Aulhority before thair use in the proposed development.

REASON: in order that the Local Planning Authority may ensure that the materdals fo be
used are appropriate 1o the locality in accordance with Policy DMG1 of the Ribble Valley
Core Siralagy (Adopted version).

4. Pror to the commencamenl of the development section detalls at 8 scale of not less than
1:20 of each clevation shall have bgen submitted o and approved by the Loval Planning
Authorily,  For the avoifance of doubt the sections shail cleary daetaill ali eaves,
gutteringfrain water goods, soffiVoverhangs, windowidoor reveals and the proposed
window/door framing profiles and materals. The development shall be carried out in strict
accordance with the approved details,
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REASON: in crder thal the Local Planning Authority may ensure thal thy dstaited design of
the proposal s appropriale tu the locafity In accordance with Policy DMG1T of the Ribhia
Valley Core Stategy (Adopted vession)

Nolwithstanding the submitted details, prior 10 the commencement of the development.
section details andfor elavations at a scale of not lass than 1:20 of the proposed boundary
treatmantsflencing, walling inciuding any coping details shalt have been submilled to and
approved by the Local Planning Authority. The development shall be camied out in stricl
accordanca with the approved detalls

REASON: in order that the Local Planning Authority may ensure that the detafled design of
the proposal is appropriate to the locality in accordance with Policy DMG1 of the Ribble
Valley Core Strategy {Adopted version).

Prior to the commencement of the development, detalls of the car park surfacingimarking
shall be submitted to and agreed in writing by the Local Pianning Authority. The cac parking
spaces and manceuvring areas shall ba marked out In sccordance with the approved
detalls, bafora the use of the pramises hereby pemmitted becoming operative.

REASON: To aliow for the effective use of the parking areas in accordsnce with Policias
DMG1, DMG3 and DMi2 of tha Rikble Valley Core Strategy (Adopted version).

Notwithstanding the submitted details, prior 1o the commencament of the deveiapment, full
detalls of the proposed landscaping shall be submitted to and approved in writing by the
Local Planning Authority. For the avoldance of doubt, the landscaping detsils shall indicate
all trees and hedgerows identified to be retasined or how those adjacent to the proposed
development andior sapplication areaoundary will bhe adequately protectsd during
congtruclion, in accordance with BS5837. 2012 ‘Trees in relation to design, demolition and
construction’ or equivalent unless otherwise agread, The agreed profection measures shall
be put in place and maintained during the construction period of the development

The approved fandscaping scheme shall be implemented i the first planting season
talliowing first occupation or use of the devetopment and shall be maintained thereafiler for &
period of not less than 5 years lo the salisfaction of the Local Planning Authority, This
maintenance shall include tha replacement of any tree or shrub which is removed, or dies,
or is soriously damaged. or becomes serously diseased, by a species of similar size 10
those original planted,

REASON:; To protect trees and hedges on and adjacen 10 the site and {6 ensure the
proposal {s satisfactorly landscaped and appropriate to the focality in accordance with
Policies DME1 and DME3 of the Ribble Valley Core Strategy (Adopted version).

No development shall take place, inciuding any demolition, untll a Construction & Demolilion
Method Slatement has been submitted to and approved In writing by the local planning
awthority has been submitted to and approved in writing by the local planning authority. The
?pprova-d statement shall bo adhored fo throughou? the construction period. it shall provide
or

The parking of wehicles of site operativas and visitors

Tha lpading and unloading of plant and malerials

The storage of plant end materials usad in conslructing the dzveiopmert
The erection and maintenance of security hoarding

Wheed washing facllities

Measuras 10 contrel the emission of dirl and dust during sonstruction
Detaits of warking hours

{entact datails of the s®e manager

BB
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9. Tha timing of the delivery of plant and material (o sile
10, A programme and Uiming for the machanical swoeping of all adjacent roads duning the
construction and demelition phase of the development

REASCN: In the inwrasls of protocting residentizl amenity from nolse and disturbance in
accordance with Policy DMG1 of the Ribble Valiay Core Strategy (Adoption version).

10. Prior to the commancement of the demolitlon works on site, a methodatogy and schedula of

11

works in ralation to all proposed demelition shall be submitied to an agread in writing by the
Local Planning Authority. For the avoidance of doubt the submitied details shall contain a
further building candition survey retating to the bulldings/structures ta remain on site, details
ragarding the method and phasing of demoiition and details in respect of demuiition works
relating to or affecting the main mill building

The schedule and timing of works shafl also include detalled proposals 10 ensure the
structural stabifity of the building(s) during the course of demolition and construction of the
development and inchuwds elevational and engineering details as to how tha building(s) wil
be ratained in a salisfactory and sound condition thereaftar, All werks shall be carried out In
sirict accordance with the agreed details,

REASON: To protect and conserve the bulldings proposed te be refained on site and to
ensure that there Is no significant detericration in the condition of the building In accordante
with Policies DMG1 and DME4 of the Ribble Vallay Core Strategy (Adoptad Version).

Priar o the commencement of developmant, the following informatlon shall be submitted to
the Locat Planning Authority (LPA) for appeoval in writing:

{a) A Dask Study which assesses the risk of the potential for on-site contamination and
ground gases and migration of both on and off-site contamination and ground gases.

(b} If the Desk Study identifies potential contamination and ground gases. a detailed Site
Invesiigation shall be carried out to address the nalure, degree and distribution of
contamination and ground gases and shall include an identilication and assessmant of the
fisk to receplors as defined under Part 1A of the Envimnmental Proteclion Act 1980,
foousing grimarily on risks to human health and controlisd waters. The nvestigation shall
addrass implications of the heallh and safety of site workars, of nearby occupled building
slructuras, on senices and landscaping schemes and on wider environmenta! receptors
including ecologicat systems and proparty. The sampling and anstytical strategy shall be
submitiad to and approved in writing by the LPA prior to the site investigation survey.

{e) If the site investigation indicaies remadiation is necessary, a Remediation Statement
detailing the recommendations and remedial measures to be Inplamented within the site
shail be submitied to and approved in wiiting by the LPA. The remadiation sheli bs cearriad
out It accordance with the ogreed statement and on  complation of the
development/remedial works, the developer shall submit a Verification Repart to tha LPA for
approval In writing that certifies that all works were completed in accordance with the agreed
Remaediation Statement prior l¢ the first occupalion of the development.

REASON: To prevent pollulion of ground and surface waters both on and off sile and 1o
ensure the site is suitnble for its end use in accordance with Key Statemant EN¢ and
Policies DMEZ, DME3 and DMG1 of tha Ribbla Valiey Core Strategy (Adopted Version).

12. Brior to each phasa of development approved by this planning pemmission no development

{or such other date or stage In development as may be agreed in writing wilh the Local
Planning Authority}, shall take place untii & scheme that includes the following compenents
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13

14.

15,

1o cual with the risks asseciateo with contamination of the site shall each be submitled to
and asproved, in writing, by the local planning authority:

1} A prefimenary risk assessment which has identitied:

all previous uses,

« potential comtaminants associatad with those uses;

« a conceptual model of the site indicaling sources. pathways and receptors: and

polenlially unacceplable risks arising from contamination af the site,

2} A sile invastigalion schema, hased on (1) o provide Information for a detailed
assassment of the risk to all receplors thal may be affected. incuding those off sile.

3} The resulls of the sile investigation and detalled nisk assessment refarred to in (2) and,
based on these, an options appraisal and remediation strategy giving full details of the
remedialion measures required and how they are o be uxlertaken.

4} A verifcation plan providing details of tha data that will ba collected in order to
demomstata that the works set out in the ramediation stratagy in (3) are complete and
identifying any mequirements for longersterm  monitoring of poliutant  linkages,
maintenanca and arangemsnis for contingency action. Any changes o these
compunents requira the express writtan consant of the local planning authority. The
schomao shall he implomsanted as approved,

REASON: To assess the risk associated with the davelopment and to ensure the site is
sultable for ils end use in accordance with Key Stalement EN4 and Policles DME2. DMES
and DMG1 of the Ribble Valley Core Strateqgy (Adopted Version)

Mo occupaton shall lake place until a veritication report demonstrabng completion of works
set oul in the approved remediation strategy and the effectiveness of the remediation shall
be submitted 10 end approved, in writing, by the local planning authority. The report shall
inzlude results of sampling and monitoring carried out in sccordance with the approvad
verification plan o demonsirate that the sie remediation criteria have baen met. It shall also
include any pian (a "long-term monitoring and maintenance plan®} for longer-term moniloning
of poliutant linkages. maintenance and arrangemants for contingency action, as identified in
the verification plan. The long-tarm moniioring and maintenance plan shall be implemented
as approved

REASON: Tu assess the risk associated with the development and {o ansure tne site s
suitable for its end use in accordance with Key Statement EN4 and Policles DME2. DME3
and DMG1 of tha Ribble Valiey Core Strategy [Adooted Version).

It, dusing deveiopmant. contamination not previously identified is found to be presenl 8l ths
site than no further davelopment (unless othenvise agreed in wriling with the local planning
authority) shalt be carried out until the developer has submitted a remediation stretegy lo tha
logal planning authority detaiting how this unsuspecied contamination shali be daait with and
obtainad writien approval from the local planning authority. Tha remediation siralegy shall
he smplemented as approved.,

REASON; fo assess lhe risk associated with (ha devslopmeant, to pravent the pollution of
controlled waters from potential contamination on site and to ensure the slte is sultabls for
its end use in accordancs with Key Slatament EN4 and Folicies DMEZ. DME3 and DMG of
the Ribble Valloy Core Strategy (Adopted Version).

No development shall take place until the applicant. or their agant or succrascrs intille. has
socured the implamentation of a programme of archaeoiogical work In accordunce with a
wrillen scheme of invasligation which has been susmitted by the applicani and approved by
fhe Planning Authority.
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REASON. To ensure and safeguard the recording of any archasological deposils
accordance with Policies DMG1 and DME4 of tha Ribbla Valley Core Strategy (Adopted
Version).

165, Mo part of ihe development shall be occupied until detsils of the forward visibility splays
visibility have been approve by the planning authority and the land wilhin these splays shiall
be maintained thereafter, fres from obstruclions such as walls, fences. trees. hedges,
shrubs. ground growlh or other structures within the forward visibidily splays in excess of 1.0
mtres in height above the height at the cenbre line of Woona Road.

REASQON: Ta ensure adequate visibility al the siresl junction or site access in the interest of
highway safety in accordance with Policies DMG1T and DMG3 of tha Ribble Valioy Core
Strateqy (Adopted Version),

17. Prips to the commencement of the development, 8 joint survey shall ba carmied out betwean
the developer and the planning authority (in conjunction wilh the bighway autherily) to
determine the condition of Woone Road A similar survey shall be carried oul within six
manths of the complstion of the last phase of development. and the developer shall make
good any damage to Woone Road lo retum it io the pre-constraction situation.

REASON: To maintain the construction Woone Read in the interest of highway safety in
accordance with Policies DKMG1 and DMG3 of the Ribbie Valisy Core Stratagy {Adopled
Version).

18. The bal mitigation proposats for the protaction of bais as contained within the inspection and
Assessment in Relation ip Bats Dated 18ih June 2015 will be implemented in full, subjact to
any changes required by Natural England at the Licansing stage.

REASON: In the interests of blodiversily and o enhance nestingfroosting opporiunities for

species of conservation concern and reduce the impact of development in accordance with
Pollcy DMG1 and Key Statement EN4 of the Ribble Valley Core Strategy (Adopted Version)
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Appendix E:

RVEBC Planning and Development Committee Report - New Government Policy
/ Section 106 Agreements

INFORMATION

RIBBLE YALI FY BOROIIGH COUNCIL
REPORT TO PLANNING & DEVELOPMENT COMMITTEE

meeting
e

Fperds Ben o

dae: 30 .JUNE 20%&
NEW GOVERNMENT POLICY { EECTION 10E AGREEMENTS

sentiedby:  DIRECTOR OF COMMUMITY SERVICES

principsi
1
1.1

| e

A1

authar: ROBERT MAJOR
PURPOSE

To updaie Members of the Impact o the ¥ece High Cowrt Challenge M relation to
aftardable housing CoTribalions in respect 1o Section 106 coNMBbULoNs for Ml soale
geveinpments, which TACWS the Order o the CCUT I Appeal daled 13 May 2016, whith
gawe tegal effect 1o the policy 521 oul I Me Writen Ministeral Statement of
28 Novernber 2014,

To advise Mambers Of e possisiz IMpact of Bis Change on T IFpkALLEAlon of the
appropriate palicies within e a0apied Core Strategy.

Relevance o he Councl's amibltone and jpriceiies

= Communily ObeCNES - | 14 o 3 wal managed Councl provicilg effcsnt

s2rvices and this woud inclume dellvery of altordable

» Copotate PriiNeE - 1 ppweimg ane nfrastructure Inprovements wohing
finis where approprate.

s Ofher Consklerations - }

BACKGROLND

Section 106 Contekisions

O 26 November 2014 Brantion Lewis, he dinisber of Stake for Communitias and Local
Government, armoumoed chamges 0 gavemeent poliey In reepect of planning
obigations {Section 106 Agreemanis OT Undatera! Underiakings). The Ministertal
Siajement was established as natioral guidance and was a cigniicant materizl
consieration in Jeclslon making. Foliwirg i stabement, the Natonal Plannng
Practics Guitante (NPRG) wat amended a5 MRWE,

= Contebitions fo 2fforiable howsing and tarl siyie planning applications shauid net
be sought for dewsiopment of 10 wiE or less and which have 3 maximorn to
combined GrO5E Tode Spase of no mnde than 1530m”.

» TaniT style contritetions are defimed a5 planning obBgations contribating %o pooled
funding pols intended 10 provile common types of nfrastructure such as open
Epace, recreatipn faciities, etacation Tacliiies.

n  Local planning Suthorties may Shoose o apply 3 Iower MeeEnol of S Units of Iess t
developments in designaten rural areas being areas as defined under Section 157 of
the Housng Act 1085 andt aiso INCiutes Natona) Pams and Afas of Outsianding
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22

fatwral Beauty. No affordalle housing or ia? eiyle coniribubion should thea be
sought from fese developments. Ondy In cases Of the bower threshold Counclis
should enly seek contibulions fram devejcpments of befween 6-10 unils as &
financial contribution and naton site. Ay payments made shauld 3es j somimisted
unt¥ afer completion of wnits within develoamenis.

« Auomes can ol Seek oOEgEORE for S0 EpemiNc IRTasrClen BURAE &6
IMPrOVEMENtS to roa AcoRss IF A Spectic projent

it Jamuaty 2015 Reading and West Seskahire Comncls challenged this legisiation on Bz
grounds ihat this change n podcy wWoull severaly Impaet thelr debvery of affordable
housing. In Augus! 2015 thelr legsl challenge was SBSCESEN In the High Court and
rasitantly the above Minlsieral Statemant was semoved from he National Plann'ng
Pollcy Guitance and authorfiies were Tree io seek 12T style COMbALianE n accorance
Witk thelr own Local Podcles.

The Department for Govemmen? and Local Communides charienged the decision of the
High Courl and In May 2016 the COITt of Appeal cwerturmes the HIgh COLTS BeciR.
A5 3 respll of this e NPPG was updated on 18 May Z11E Wit Paragraph 31 of the
“Planaing Obligations™ section o the PPG Now reading 35 Tollows:

243 Sef out In he Starter Homes Wrdlen Anistanial Statement af 2 March 2095, starter
nomes exception SHes SHouRr Aot De TeqUWED 10 make alfordalie ROUSIG or farky-style
secton 100 contfoutions. There ae peckic ClCUNEERCes WHEE ConwbLions Ror
Sfurtabie housing and farkT style planning SOIJAtnS SEcton 105 Manmng chIgEtons)
AL Aot e SOUPHE PO Smal scale and selftuny deweiopment. Tiis foRoRS the ovoer
of fhe Cowt of Appeal dated 131{:3.-29:&, wiNCh give Sga? effect B the malicy S8¢ out N
the Wrkten Afnfstert Statement of 28 November 2014 any showd be taken into
SCcopn. These CrcUmsiances s Mhat

s COMNLoNS SHowWE NoE Be Sowghr rom developmenls of 10-unts or 1B5s, and which
Rave & Maxmum combied gross Mooragate of i Mok thar TOhsgm;

= It designafed ruml areas, local pianning cuthornties may chooss 10 agply o fower
threshold of S-S ar ess. No sffordadie Aousp oF farfi-stile conroutions Shoukd
then be SOUGHE from IESe JeVEIDMENSS. It A0OKION, I @ furel area WhHeKS Ihe wer
S-4mit o Jess Hreshold I5 Sppiel, SMOTTENG ROUSIng and T sivie CONIMUSDAS
shoutd be SGUNT from gevelogmMEnts of between 8 and FO-NS it the Torm of cash
Fayments which are commuted ST ey COmpIaNon Of Sais wiitin e develpment
TH5 appies to nwval areas described under section 157(7) o e Houshg Act 1085,
Which Inclites NaBoral Parks and Areas of DutsEnding Netural Geauty;

> afordable NOUSNG and MANT-Stye CORNMMTORS ABOURH not be Sooght om any
pevalopmeant conststing only of the consiuction of & resisential snpex o Exfension 1o
&n existing home®

This change in the NPPG equates ip ihe Infroduction of Javernment pokcy and this

change supersedes L policies WINYT the RIS Valey COe Strateqy. Bt |5 theretone
yital that weight is pivel fo i3 change I podcy when makig planning decislons,

5
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25

26

27

Az

29

2.10

regardess of whether or npt the Core Stiategy 16 In acoordanoe with ihis new national
pollcy.

At present Key Siatement H3 jAffordabie Housing) of ihe Fibbie Valiey Core Strategy
Etales 200 develpmends of 5 Or MO JweMngs or SKEs oF 0.2 Heclares or MoVE
frespecthve of e number of dwellngs) e Cowch 01 require J0% Sffordable nds on
ske

The new national policy siates Mat afordable housing, or other AN shyle conUMULONS,
are nol required Tor any dewelopment which seeks consent for Tive or lees houses, and
this iherziore supersedes the section of Key Sistement H3 which requies stise of 0.2
heciates of mpne 1D pronsde afcadabie RousiD. As such the Councll can no loager seek
aftordiabie housirg coniribuiions for any develapment for five of lo55 NOUEES, TRgatdiess
cTthe se of e Glbe.

A repant exarnple of the Impact of Iis change in policy is highlighted within application
152015031 3P — Whaliey Road, Melior Brool. This appilcation sought consend Tor four
dweldinds, and at Me e ez Measured more than 0.2 hectares the Councl had
EucceEstly neguiialed that one of ihese dweilings would be an aforiable it In
accomance wihe Wey Slatement H3 of the Core Sirategqy. During e comse of this
application the changs In palicy came Into eMec and a: e development was for 1266
thar six cwelings ihe Coundl sould N0 longer Sesk an aMortatée wnilt on sXe, o an oM~
slte financial corribulon, 36 par of this scheme. The appication has thesefore been
agproved with no aToedable wnlt on 5ie because of the recent legisiation changs.

The n=w' natlonall poicy aled Fiaiss that Sevelppments for between 6 — 10 NeBENgs can
only seek alordable NOLEND Comtbutons where the site 15 within a rursl location. This
&fers fom Key Statement H3 afuch requines 23 developments for fwe of MoE
Hwedings, regamiiess of ahether they are within 3 nwal location o nob, 1o proadds
aflardable hOwsAng, =ither on &40 of Wa an oM-6le contribwtion. Consequently the
Councli cam new only requine affordable housing be provided Tor developments of
between £ — 10 houses IT the site |5 DCcIled withn & fesignated nwral Incaton. tis the
authar's spinkan hat these francis) coniributions 4o ot have the same benefts as the
prowision: of an aMardable et on &fie, 35 3 nuMber of contrbutions would need b e
pooleg togedher 1o have sufficlent finances for an afiordabls development sCheme,
Addifionaly, in rural oations the svakabity of sites that can be developed £7 aTedatie
housing |5 severely restocisd, and thenefore whilst the Coencl can sil seek Bnandil
coririnlions for dewelopmens of bebtween € — 10 dweliings In rural Ipsations, the
practically of dellveging amordabie housing wnis in these loeations has been sgnmcaniy
impactad by s change in policy.

The e of 3l leations for fRibtie Vailey Incindes the panishes of Botian-by-Bowiand,
Bashall Caves, Chalbien, Ciayion-ie-Date, Dinciey, Dufton, Gisburh, Great Aiton,
Herion, Holhessall, Liltie Mition, Steariey, Middop, Newshpime, Csbalteston, Payihiome,
Ramegreaye, Read, Ribchesber, Rimingion, Salesbury, Simonstone, Waddingion, Wes
Bradgfor, Wisaell and Worsion, The barough & also subject v an Afea of Outsianding
Natural Beauty 'which woull Inclde sumerons other panshes such a5 Chipping,
Stalmeurn: and siher furel areas. Thesefore, within theese rural areas affordable housing
san sl e required Ror developiments of betwesn 6 — 10 dwelings.

It shouid be noted 3l some ©f Me pamshes That are excluded from the nural Iosation
designalion include ampagst sihers, Wipshire, Langho, BEIngion, Mellsr and Medor
Brook and Semain setliemens of Cithere, Longridge and Whakay.
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i

aa

+

d.1

1 relaiion to appications for 11 of more axellings, afondalie MUGING WA b requined
regariess of 1he jocaticn, and the requirements of Key Siatement H3 will therefore be

applled.

R is evident thaf corrant and fubure plEnning apiizations that the Council would have n
the past sought an element of AMondabbe oS!, Wil 1S Ionger have 10 do €0, and this
change In poticy will undoubiediy make i more @Ml %of the Coumed in meets U6
aordable Hosing requirements Mrowghicut Ihe bormsigh.

ISSUES

It & cieaT thal this change in guidance aud ihe previcus resiriciion on ihe number oY
ponied Section 10E Agreemerts jwhioh came inbd force from Apil 2013] Wi have an
impaci on the atity to resource ATondabis hoesing wihén P12 borough. it Wi pelentialy
have significant financizl knplicaiions and Ak IMpac! wpon e assessmerd of e
pannng balance of any planprg applcation IF 2 6 no longsr possiie to Insst on an
siement of afordable housing wiiin 2 devsiopmant PIODDEA: OF reques: coniributions for
Infrastruchre schemes sich a5 SRGHIGn and recrealion Mmprovemarnts.

The igdatad Cuidanta M e NRPE also stades that whese 3 contribartion Is requined
Tor develnpments of bebweern & — 10 walts jin murad iocalions), Local Planning Auhoriiics
should orYy sesk IMordable housing comipbulions 36 fmancil comtribudions and not
aMiriable housing urts on she. WMst Key Siasement 13 of the Core Stralegy does
aow for conslgeration of @ fnancial contiwion i nerEln cieemeiances, the new
guidance only permik conZmbutinns rater Man new ik uriis ae sile.

It 5 clear Mat many LPAS a8 concarmed abowt e mgpact of ihe new legeiation,
paricuiany Dhat the changes w3 tesu tn Authoriies missing out on contelnstions far
COrUTAmIty Inprovements insnring Mghways, ethocation and e proatsion of affordabie
hausing. Thase concemns Tesulbed In the judicial fesdew wnderiaken by Reading and
West Berkshine Douncils wivkeh delayed the Inplerrertialion of tis i2gisiation by oner 18
months. However the recent High Court oecision has overturmed the |udicial revien and
he legisteiion change 6 now In effect (25 oF 19 May 2016} and supersedes loca! polities
'mlmn the Cpre Strategy. It & SeaeRore o sl ohasideration when deteamirang

panNg appiicaions.
CONCLUBION

Cemimites nobte this reprt and e imgact of the tHigh Cowt dechlon . pelztion ) the
impacd this wouid have on the delverabilty of affordabie howsing.

ROBERT MAJOR JOHN HEAR
PRINCIPAL PLANMING QFFICER DIRECTOR OF COMMUMIYY SERVICES
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