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EXECUTIVE  SUMMARY 

The proposed development is  for the erect ion of four detached dwel l ings at land at  

Croft lands , Broad Meadow, Chipp ing .  

 

 

  

POL ICY  

•  The Government attaches great 

importance to the des ign of the 

bui lt  environment .  Good des ign is  

a key aspect of sustainable 

deve lopment , is  indiv is ib le from 

good planning, and should 

contr ibute pos it ive ly to making 

places better for people.  

Paragraph 56 of the NPPF  

•  Smal l  s i tes can make an important 

contr ibut ion to meet ing the 

hous ing requirement of an area , 

and are often bui lt -out relat ive ly 

quickly .   

Paragraph 69 of the revised NPPF 

consultat ion draft ,  demonstrates 

direct ion of travel of nat ional 

pol icy .   

MATER IAL  

CONS IDERAT IONS  

The s ite is  part ly prev ious ly developed 

land .  

 

The proposed development includes 

substant ia l  new plant ing with 

associated habitat creat ion.  

 

The des ign of the proposed 

development is  cons idered to be of  

high qual i ty and could act as a 

precedent for loca l ly sens it ive hous ing 

deve lopment for the rural area .  
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BENEF IT S  

•  Economic benef its ,  inc luding jobs 

created dur ing the construct ion 

phase,  add it iona l expenditure in 

the distr ict  and the generat ion of 

Counci l  Tax .  

•  Socia l benef its ,  inc luding an 

increased number of people in the 

vi l lage to support local fac i l i t ies 

and services and the ef f ic ient use 

of an otherwise redundant parcel 

of land.  

•  Environmental benef its ,  inc lud ing 

the provis ion of high-qual i ty new 

dwel l ings ,  enhancing the semi-

rural v i l lage character and the 

ecologica l interest of the s ite 

through new landscape plant ing , 

with a 100% increase in the 

ecologica l va lue of the s ite post-

construct ion based on new 

habitat creat ion (see submitted 

biodivers ity of fsett ing ca lcu lator) .  

A 17m loss of hedgerow wil l  be 

more than adequately 

compensated by 306m of 

hedgerow post-construct ion .  

 

P LANN ING  BALANCE  

The proposed smal l  scale 

deve lopment is  in accordance with the 

deve lopment p lan which 

acknowledges Chipp ing as an area for 

growth. There are no impacts ar is ing 

from the development which can be 

cons idered s ign i f icant ,  and therefore 

the deve lopment proposal should be 

approved without delay.  

 

The proposal  has been des igned with 

regard to the AONB Management 

Plan .  
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1 .  INTRODUCTION AND APPROACH 

1.1:  This plann ing appl icat ion is  submitted to Ribble Val ley Borough Counci l  (RVBC) 

on behalf  o f Ms Janet Seed (the appl icant) for the erect ion of four dwel l ings at  

land at Croft lands , Chipping .  

DESCRIPTION OF DEVELOPMENT 

1.2:  As shown on the accompanying drawings , the proposals  are for the erect ion of  

four dwel l ings on land to the north of an exist ing property known as ‘Croft lands ’ ,  

at  the north-western end of a cu l-de-sac cal led Broad Meadow on the western 

s ide of the v i l lage of Chipp ing .  

1 .3 :  The proposals  relate to approximately 0.7 hectares of land that is  part  brownfie ld 

and part agr icultura l ,  with the previous ly-developed element incorporat ing the 

appl icant ’s  exist ing detached dwel l ing at Croft lands , assoc iated outbui ld ings and 

the foot ings  of a recent ly-approved dwel l ing at the s ite (which has been 

implemented but not completed) .  

1 .4 :  The s ite a lso inc ludes a vehicular access ,  which ut i l ise the exist ing access point  

serving Croft lands from Broad Meadow but wi l l  run a long its  eastern s ide into 

the s ite .  

1 .5 :  The accompanying drawings show that the proposed dwel l ings wi l l  comprise four  

detached dwel l ings ,  a l l  with four bedrooms and of two-storeys .  The dwel l ings  

wi l l  benef it  from detached garages and landscaped gardens , with turning and 

circulat ion space within the access dr ive.  

APPLICATION CONTEXT 

1.6:  This out l ine planning appl icat ion is  to be read in conjunct ion with the fol lowing 

documents ,  which are submitted as part of the submiss ion :  

Drawing package, prepared by RSL Arch itecture:  

•  Site locat ion p lan at 1:1 ,250 scale ;  

•  Site p lan as exist ing at 1:500 scale ;  

•  Site p lan as proposed at 1:500 sca le ;  

•  Plot 1 f loor p lan as proposed (ground f loor) at 1 :100 sca le ;  

•  Plot 1 f loor p lan as proposed ( f irst  f loor) at 1 :100 scale ;  

•  Plot 1 roof plan as proposed at 1:100 sca le ;  

•  Plot 1 elevat ions as proposed (south east and north east) at 1 :100 scale ;  

•  Plot 1 elevat ions as proposed (north west and south west) at 1 :100 scale ;  
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•  Plot 2 f loor p lan as proposed (ground f loor) at 1 :100 sca le ;  

•  Plot 2 f loor p lan as proposed ( f irst  f loor) at 1 :100 scale ;  

•  Plot 2 roof plan as proposed at 1:100 sca le ;  

•  Plot 2 elevat ions as proposed (south east and south west) at 1 :100 scale ;  

•  Plot 2 elevat ions as proposed (north west and north east) at 1 :100 scale ;  

•  Plot 3 f loor p lan as proposed (ground f loor) at 1 :100 sca le ;  

•  Plot 3 f loor p lan as proposed ( f irst  f loor) at 1 :100 scale ;  

•  Plot 3 roof plan as proposed at 1:100 sca le ;  

•  Plot 3 elevat ions as proposed (north east and south east) at 1 :100 scale ;  

•  Plot 3 elevat ions as proposed (south west and north west) at 1 :100 scale ;  

•  Plot 4 f loor p lan as proposed (ground f loor) at 1 :100 sca le ;  

•  Plot 4 f loor p lan as proposed ( f irst  f loor) at 1 :100 scale ;  

•  Plot 4 roof plan as proposed at 1:100 sca le ;  

•  Plot 4 elevat ions as proposed at 1:100 sca le ;  

•  Plot 4 carport as proposed at 1:100 sca le ;  and 

•  Anci l lary bin store as proposed at 1:100 sca le .  

Other accompanying documents :  

•  Design and Access Statement , prepared by RSL 

•  Ecologica l Appra isal inc lud ing Statement of Eco log ical Enhancement ,  

prepared by Env iroTech  

 

1 .7 :  The format of the remainder of this  document is  as fol lows:  

•  Sect ion 2: a descr ipt ion of the s ite and surroundings and a rev iew of p lanning 

history re levant to the s ite ;  

•  Sect ion 3 : a descr ipt ion of the appl icat ion proposals ;  

•  Sect ion 4 : a rev iew of relevant local p lanning pol icy and des ignat ions ;  
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•  Sect ion 5: an assessment of the proposals  in l ight of current loca l p lanning 

pol icy ;  

•  Sect ion 6: an assessment of the proposals  in l ight of nat iona l plann ing pol icy ;  

•  Sect ion 7: an assessment of the benef its  we cons ider wi l l  be generated by 

the proposal ;  and 

•  Sect ion 8 : a conclus ion and an assessment of the planning balance.  
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2 .  S ITE AND SURROUNDINGS 

LOCATION 

2.1:  The s ite subject to this  appl icat ion for ful l  p lanning permiss ion relates to a 

roughly tr iangular parcel of land of 0.7 hectares at Croft lands , to the west of the 

vi l lage of Chipping, Lancash ire.  

2 .2 :  As shown on the aer ia l  v iew of the s ite (be low) and on the ex ist ing s ite plan ,  

the s ite current ly comprises a f ie ld associated with the appl icant ’s  exist ing 

property at Croft lands ,  which is  in the south-west of the s ite .  The land is  marshy 

and is  of very l imited agr icu ltura l benef it ,  as wi l l  be clear from a s ite vis i t .  The 

land has not been used for agr icu ltura l purposes for some t ime.  

 

F i gu re  2 -1 :  Ae r ia l  image  o f  Ch ipp i ng ,  show ing  the  lo ca t i on o f  the  app l i ca t io n s i te  and Cro f t l ands  

( source :  Goog le  Maps )  

 

2.3:  Croft lands is  a s ingle-storey detached dwel l ing with associated outbui ld ings .  I t  is  

located at the end of  Broad Meadow, a cul -de-sac that runs north-west from 

Garstang Road.  

2 .4 :  Planning permiss ion was granted in March 2014 for the erect ion of three 

dwel l ings on two parcels  o f land to the east and west of Croft lands (LPA 

reference 3/2013/0571) . This plann ing permiss ion was implemented ,  result ing in 

the creat ion of foot ings for ‘P lot 1’ ,  which is  adjacent to the exist ing dwel l ing . 

This has resulted in a port ion of the s ite being prev ious ly-deve loped.  

2 .5 :  The s ite is  bounded by hedgerows on al l  s ides , which form def ined defens ib le 

boundar ies .  Other ex is t ing dwel l ings ex ist  to the south and east of the s ite .  

The site 

Existing property 

at Croftlands 
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2.6:  In i ts  wider  context ,  the s ite is  on the western s ide of Chipp ing , which benef its  

from loca l serv ices and amenit ies including two publ ic houses , a church, two 

schools ,  a café and bus stops . 

2 .7 :  Chipping is  approximately 5 miles from Longr idge, 8 mi les from Clitheroe and 12 

miles from Preston .  

PLANNING DESIGNATIONS 

2.8:  The proposals  map of the Ribb le Va l ley Distr ict  Wide Loca l P lan 1 shows that part  

of the s ite ( i .e .  the host property at Croft lands , a long with its  curt i lage) is  within 

the def ined sett lement l imit  for Chipping , but the remainder of the s ite l ies  

outs ide - but adjacent  to - the development l imit  boundary. This was also the 

case in relat ion to the approved appl icat ion that has been part ly implemented 

(two of three propert ies bui lt) .   

 

F i gu re  2 -2 :  Ex t rac t  o f  t he  adop ted R i bb le  Va l le y  P roposa l s  Map ,  show ing  the  s i te  w i th in  Ch ipp ing  

 

2.9:  The s ite is  therefore cons idered to be part ly within the development l imit  of  

Chipp ing and part ly within the open countrys ide for plann ing purposes . 

 

 

                                                           
1 The proposals maps which accompanied the Districtwide Local Plan remain in place until a revised set of plans 

are produced as part of the Housing and Economic Development DPD.   

The site 
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FOREST OF BOWLAND AONB 

2.10 :  The s ite – along with the wider area – also fa l ls  with in the Forest of Bowland 

Area of Outstanding Natura l Beauty (AONB) as noted from the above map, with 

the ent ire sett lement of Chipp ing (and the s ite previous ly approved) inc luded in 

this  des ignat ion .  

2 .11 :  Natura l Eng land conf irms the purpose of AONB des ignat ion as fol lows:  

AONBs are des ignated solely for their  landscape qual i t ies ,  for the 

purpose of conserving and enhancing the ir  natural beauty (which 

inc ludes landform and geology , p lants and animals ,  landscape features 

and the r ich h istory of human sett lement over  the centur ies) .  

2 .12 :  Landscapes for L i fe is  the Nat iona l Associat ion of Areas of Outstand ing Natura l  

Beauty and they conf irm that :    

Part icular regard should be paid to promoting sustainab le forms of socia l  

and economic deve lopment that in themselves conserve and enhance the 

env ironment .  

2 .13 :  I t  is  therefore the case that AONBs are not des ignated only on the bas is  of  

landscape and bui lt  development and ecology are a lso of importance, and that  

socia l  and economic development that conserves and enhances des ignated areas  

is  to be encouraged.  

2 .14 :  Considerat ion of how the bui lt  env ironment ,  eco log ical interest and landscape 

of this  part of the AONB can be conserved and enhanced have been a key 

cons iderat ion in the des ign of the proposal .   

SITE ACCESSIBIL ITY 

2.15 :  The s ite is  current ly accessed v ia a gated f ie ld access from Broad Meadow, which 

is  a cul-de-sac that serves approximate ly 15 dwel l ings .  Broad Meadow meets 

Garstang Road, which i s  the main street through Chipping .  

2 .16 :  The road network serves the larger towns of Longr idge , Cl itheroe, Preston and 

Blackburn.  

2 .17 :  The s ite is  access ib le from the loca l road network to the M55 and M6 

(approximately 11 miles to the east) .  

2 .18 :  The nearest tra in stat ions providing nat iona l  ra i l  services are at Whal ley and 

Cl itheroe , which provide serv ices to Manchester ,  B lackpool ,  Preston and 

Blackburn, where there are connect ions to mainl ine services .  
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2.19 :  Bus stops are located approximate ly 500 metres from the s ite at The Sun Inn,  

provid ing the fol lowing services 2:  

•  Preston – Longr idge (route 4, operated by Stagecoach)  

•  Chipping – Cl itheroe (route 5, operated by Preston Bus) 

•  Longr idge – Bowland (route 626, operated by Lake land Coaches)  

•  Chipping – Cl itheroe (route 645, operated by Bretherton Gold L ine Tours) 

•  Chipping - Longr idge (route 705, operated by Longr idge Coaches) 

2.20 :  These bus services provide regular connect ions from Chipping to the larger  

towns in the Distr ict  and beyond.  

2 .21 :  The Pr incipal Sett lements of Cl itheroe, Longr idge and Whal ley 3 are a l l  access ib le 

from the s ite via non-car modes (via the bus services set out above) and a lso v ia 

the loca l highway network. These Pr inc ipa l Sett lements prov ide a wider range of  

fac i l i t ies and services ,  inc lud ing shops , pubs , restaurants and employment 

opportunit ies .  

2 .22 :  In l ight of the above , the s ite is  cons idered to be wel l-connected by car and non-

car modes .  

PLANNING HISTORY 

2.23 :  Planning permiss ion was granted in March 2014 for the erect ion of three 

dwel l ings on two parcels  o f land to the east and west of Croft lands (LPA 

reference 3/2013/0571) . An extract of the approved s ite layout plan is  shown 

below. 

                                                           
2 https://bustimes.org/stops/25001658 
3 As defined in policy DS1 of the adopted Core Strategy 
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F i gu re  2 -3 :  Ext ra c t  o f  app roved s i te  layout  p lan fo r  p l ann i ng  pe rm is s ion 3/2013/0571 ( sou rce :  

R i bb le  Va l le y  Bo rough Counc i l  o n l i ne  app l i c a t ion da tabase )  

 

2 .24 :  A subsequent appl icat ion for the discharge of the relevant pre-commencement 

planning condit ions was granted in June 2014 (LPA reference 3/2014/0347) .  

2 .25 :  This planning permiss ion was implemented, result ing in the creat ion of foot ings  

for ‘P lot 1 ’ ,  which is  ad jacent to the ex ist ing dwel l ing. Th is is  shown on the aer ia l  

image at F igure 2-4.  

 

F i gu re  2 -4 :  Ae r i a l  image  o f  the  s i te ,  show ing  t he  lo ca t io n o f  t he  imp lemen ted p lann i ng  pe rm is s io n 

( source :  Goog le  Maps )  

 

 

 

Footings for ‘Plot 1’ 
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2.26 :  I t  is  demonstrated from the prev ious grant of planning permiss ion that the 

Counci l  has accepted smal l-sca le res ident ia l  deve lopment in this  locat ion for  

three dwel l ings .  

2 .27 :  As the previous planning permiss ion has been implemented (and is  thus extant  

in perpetuity) ,  a fa l l -back pos it ion exists for  the complet ion of the prev ious ly-

approved three dwel l ings at the s ite .  However , i t  is  cons idered that this  current  

appl icat ion provides a better opportunity for  a more sens it ive form, i f  greater  

scale of development within this  sens it ive locat ion in the AONB, with 

deve lopment cons ist ing of hous ing tak ing re ferences from barn and farmyard 

inf luences and proposing a h igh qua l i ty of development .  

2 .28 :  I t  is  therefore cons idered that the proposal ,  which takes its  references in terms 

of the s ite extent  from The Coni fers to the north and Hawthorns  and anci l lary 

bui ld ings to its  rear ,  provides an opportun ity to create a high qua l i ty deve lopment 

that appropr iate ly responds to the edge of v i l lage and AONB sett ing .  
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3 .  THE APPL ICATION 

3.1:  As shown on the accompanying drawings , the proposals  are for the erect ion of  

four dwel l ings on land to the north of an exist ing property known as ‘Croft lands ’ ,  

at  the north-western end of a cu l-de-sac cal led Broad Meadow on the western 

s ide of the v i l lage of Chipp ing .  

3 .2 :  The proposals  relate to approximately 0.7 hectares of land that is  part  brownfie ld 

and part agr icultura l ,  with the previous ly-developed element incorporat ing the 

appl icant ’s  exist ing detached dwel l ing at Croft lands , assoc iated outbui ld ings and 

the foot ings of a recent ly-approved dwel l ing as part of a previous planning 

permiss ion at the s ite (which has been implemented but not completed) .  

3 .3 :  The accompanying drawings show that the proposed dwel l ings wi l l  comprise four  

detached dwel l ings ,  a l l  with four bedrooms and of two-storeys .  The dwel l ings  

wi l l  benef it  from detached garages and landscaped gardens , with turning and 

circulat ion space within the access dr ive.  

3 .4 :  The accompanying Design and Access Statement demonstrates that the des ign 

of the propert ies has been carefu l ly cons idered in respect of the loca l vernacular ,  

incorporat ing stone and s late in their  construct ion .  

 

F i gu re  3 -1 :  Ske tch pe rspec t i ve  s how ing  t he  v iew o f  the  app roach  in to  the  s i te  f rom B road  Meadow 

( f rom the  ac company i ng  De s ign and Acces s  S ta tement )  

 

ACCESS AND PARKING 

3.5:  The appl icant ’s  property is  current ly served by a vehicu lar access from the top 

of Broad Meadow, a cu l -de-sac serv ing approximately 15 dwel l ings .  The proposed 

access wi l l  ut i l ise the exist ing access point ,  which wi l l  be upgraded and wi l l  run 

along the eastern s ide of Croft lands into the s ite to serve a courtyard. 

3 .6 :  The proposed dwel l ings wi l l  benef it  from detached garages and car ports ,  

provid ing al l  park ing within the s ite and screened from the wider landscape .  
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ECOLOGICAL AND LANDSCAPE ENHANCEMENTS 
  

3.7:  As part of the proposals  the opportun ity has been ident i f ied to add s ign i f icant  

new tree and hedgerow plant ing on the land ensur ing the new development 

enhances the ecology of the land and also provides a good qual i ty landscape 

buffer that is  appropr iate to the terminat ion of this  part of Chipp ing and the 

AONB sett ing .  

3 .8 :  The ecolog ical enhancements have been gu ide by Envirotech . Their eco log ica l  

appraisal and biod ivers ity ca lcu lator are attached to the appl icat ion .   

3 .9 :  The latter document conf irms that :   

•  The post construct ion ecologica l va lue , a l lowing for establ ishment of 

newly created habitat i s  therefore 0.57 units  better (100% increase)  than 

exist ing resu lt ing in enhancement of the immediate sett ing… 

•  There wi l l  be an increase in the length of hedgerow of 306m. This is  

aga inst a loss of 17m. Hedgerow is  therefore increased by 1900%. 

 

F i gu re  3 -2 :  Eco lo g i ca l  Enhancements  P lan s how ing  new t ree  and hedge  p lan t i ng  ( f rom the  

accompany i ng  Des i gn  and Acces s  S ta temen t )  
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4 .  S ITE DES IGNATIONS AND DEVELOPMENT 

PLAN 

4.1:  Sect ion 38 (6) of the Planning and Compulsory Purchase Act 2004 and paragraph 

210 of the Nat ional P lann ing Pol icy Framework (NPPF/the Framework) explains  

that the start ing point for the determinat ion of planning appl icat ions is  the 

deve lopment p lan. The determinat ion of an appl icat ion must be made in 

accordance with the p lan un less mater ia l  cons iderat ions indicate otherwise.  

ADOPTED DEVELOPMENT PLAN 

4.2:  In this  case , the development p lan compr ises the adopted Core Strategy 

(adopted in 2014) , which replaced the prev ious Distr ict  Wide Loca l Plan .  

4 .3 :  The Core Strategy forms the central document of the Counci l ’s  Loca l  

Development Framework (LDF) .  

4 .4 :  The proposa ls  maps which accompanied the Distr ict  Wide Loca l P lan remain in 

place unt i l  a rev ised set of plans are produced as part of the Housing and 

Economic Development DPD (see below) .  

4 .5 :  The relevant proposals  map for Chipping shows that part of the s ite ( i .e .  the 

host property at Croft lands , a long with its  curt i lage) is  with in the def ined 

sett lement l imit  for Chipp ing , but the remainder of the s ite l ies outs ide - but  

adjacent to - the deve lopment l imit  boundary .  

4 .6 :  The s ite – along with the wider area – also fa l ls  with in the Forest of Bowland 

Area of Outstanding Natura l Beauty (AONB).  
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F i gu re  4 -1 :  Ex t rac t  o f  t he  adop ted R i bb le  Va l le y  P roposa l s  Map ,  show ing  the  s i te  w i th in  Ch ipp ing  

 

EMERGING DEVELOPMENT PLAN  

4 .7 :  The emerging Housing and Economic Development DPD (HED DPD), which sets 

out more detai led pol icy coverage for matters relat ing to hous ing and economy,  

is  current ly at the Examinat ion stage , having been through severa l  per iods of  

consultat ion. Although not yet adopted , i t  is  at a relat ive ly advanced stage and 

can therefore be af forded weight in the determinat ion process .  

 

The site 
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F i gu re  4 -2 :  Ex t rac t  o f  t he  emerg i ng  d ra f t  p roposa l s  map fo r  Ch ipp i ng  

  

4.8:  The draft  proposals  map for Chipp ing, set out in the draft  HED PDP, shows the 

s ite is  st i l l  with in the AONB but that the sett lement l imits for the vi l lage are 

proposed to be extended s l ight ly to inc lude the s ite of the previous planning 

appl icat ion. This has resulted in more of the appl icat ion s ite fa l l ing within the 

draft  development l imits of Chipp ing in the emerging HED PDP. 

DEVELOPMENT CONTROL POLICIES 

4.9:  The table below sets out the local p lanning pol ic ies cons idered to be relevant to 

this  planning appl icat ion. These subjects are discussed in greater detai l  in sect ion 

6 of this  statement .  

Subject  Core Strategy pol ic ies 

Pr inc ip le of 

deve lopment and 

sustainabi l i ty  

•  DS1: Development Strategy 

•  DS2: Sustainab le Development 

•  H1: Hous ing Provis ion 

Design and landscape 

•  EN2: Landscape 

•  DMG1: Genera l Cons iderat ions  

•  DME2: Landscape and Townscape Protect ion 

Transport and 

access ib i l i ty  

•  DMI2: Transport Considerat ions  

•  DMG3: Transport and Mobi l i ty  
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Ecology and trees  

•  DME1: Protect ing Trees and Woodlands 

•  DME3: S ite and Species Protect ion and 

Conservat ion 

Flood r isk and dra inage •  DME6: Water Management 

 

 PRINCIPLE OF DEVELOPMENT  
 

4.10 :  Ribble Val ley Borough Counci l ’s  most recent Housing Land Avai lab i l i ty  

Assessment from October 2017 states that the Counci l  can demonstrate a 5.9 

year supply of land.  

4 .11 :  A deta i led assessment of the land supply pos it ion has not been cons idered 

relevant in this  case for a number of reasons .   

4 .12 :  First ly i t  is  widely accepted that the ex istence or otherwise of a f ive year land 

supply should not dictate whether a proposal for a susta inable hous ing 

deve lopment should be pos it ive ly determined, part icular ly in the context of  

government adv ice to s ign i f icant ly boost ing the supply of hous ing . Loca l ly hous ing 

provis ion numbers are treated as min imums in accordance with government 

guidance.  

4 .13 :  I t  is  a lso noted that part of the s ite is  covered by an ex ist ing consent with plot  

foundat ions added.   

4 .14 :  The proposal would add three new dwel l ings to the hous ing stock in a sustainab le 

manner and with quant i f ied ecolog ica l benef it s .   

4 .15 :  The proposed development is  in accordance with the development strategy at  

(Core Strategy DS1) which ident i f ies Chipping as a Tier 2 vi l lage and states that  

In genera l the sca le of planned hous ing growth wi l l  be managed to ref lect  

exist ing populat ion s ize , the ava i labi l i ty of ,  or the opportun ity to prov ide 

fac i l i t ies to serve the deve lopment and the extent to which development 

can be accommodated with in the local area .  

4 .16 :  The submitted plans are cons idered to demonstrate that deve lopment can be 

accommodated within the loca l area without  harm to the local area and with 

ecologica l and wider env ironmental enhancements through creat ion of a high 

qual i ty trans it ional bu i l t  development with substant ia l  new landscaping.  

4 .17 :  As noted above more detai led cons iderat ion of loca l p lan conformity is  provided 

at sect ion s ix .   
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FOREST OF BOWLAND AONB MANAGEMENT PLAN 
 

4.18 :  The Forest of Bowland AONB Management P lan descr ibes the specia l  qua l i t ies  

of the area which contr ibute to the nat iona l s ign i f icance of the landscape . I t  

ident i f ies the major trends and opportun it ies for the area .  

4 .19 :  The document prov ides a pol icy framework and ident i f ies a 5-year programme 

of act ions (Apr i l  2014 - March 2019) to help gu ide the work of the AONB 

partnership organ isat ions towards ach iev ing the purpose of this  plan - to 

conserve and enhance the natural and cultura l beauty of the Forest of Bowland 

landscape .  

4 .20 :  The vis ion of the Management P lan states that :   

The Forest of Bowland AONB retains its  sense of loca l d ist inct iveness ,  

notably the large-sca le open moorland character of the Bowland Fel ls ,  

tradit iona l bui ld ings and sett lement patterns of v i l lages ,  hamlets and 

farmsteads . Natura l and cultural her itage is  sympathet ical ly managed and 

contr ibutes to a susta inable and vibrant loca l economy. The management 

of the AONB has improved the qual i ty of the landscape for al l .  

4 .21 :  The proposal has been des igned with reference to trad it iona l bu i ld ing forms and 

is  cons idered to respect the sett lement pattern of th is  area of Chipping when 

adjo in ing bu i lt  deve lopment is  cons idered .  

4 .22 :  New landscaping and associated ecologica l enhancement is  cons idered to 

improve the natural her itage of the area. As set out in the benef it s  sect ion of 

this  report ,  the proposal wi l l  prov ide a smal l  development s ite for loca l suppl iers  

and addit ional patronage for loca l bus inesses and contr ibute to a sustainable and 

vibrant loca l economy.    
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5 .  THE NATIONAL PLANNING POLICY 

FRAMEWORK AND PLANNING GUIDANCE 

5.1:  The Nat ional Plann ing Pol icy Framework sets out the Government ’s  plann ing 

pol ic ies for England and how they are to be appl ied . The Nat ional P lann ing 

Pract ice Guidance (NPPG) adds further clar i f icat ion and guidance as to how these 

pol ic ies should be interpreted and implemented. The NPPF is  conf irmed as being 

a mater ia l  cons iderat ion in the determinat ion of planning appl icat ions . Local  

planning pol ic ies should be in conformity with these nat iona l pol ic ies ,  add ing the 

local ly speci f ic deta i l  needed to del iver the Government ’s  object ives whi lst  

meet ing loca l needs and aspirat ions .  

5 .2 :  On 5 t h March 2018, draft  revised NPPF and draft  revised NPPG were publ ished 

for consu ltat ion. The draft  rev ised NPPF incorporates pol icy proposa ls  that were 

previous ly consulted on in the Hous ing White Paper  and the Plann ing for the r ight 

homes in the r ight p laces consu ltat ions .  

SUSTAINABLE DEVELOPMENT   

5.3:  At the heart of the NPPF is  a presumption in favour of sustainab le deve lopment 

which is  seen as a golden thread running through both plan making and decis ion 

taking (paragraph 14) . Paragraph 9 of the Framework a lso expla ins that pursu ing 

sustainable deve lopment involves seek ing pos it ive improvements in the qua l i ty  

of the bui lt ,  natura l and histor ic environment as wel l  as in people’s  qual i ty of l i fe .  

5 .4 :  Paragraph 47 of the NPPF cal ls  upon local author it ies to boost s ign i f icant ly the 

supply of hous ing whi le paragraph 49 states that hous ing appl icat ions should be 

cons idered in the context of the presumption in favour of  sustainab le 

deve lopment .  

5 .5 :  Paragraph 55 of the NPPF promotes sustainable deve lopment in rural areas and 

states that hous ing should be located where it  wi l l  mainta in or enhance the 

vita l i ty of rural communit ies .  

5 .6 :  Paragraph 80 of the consultat ion draft  NPPF goes on to state that plans should 

ident i fy opportunit ies for vi l lages to grow and thr ive , espec ia l ly where this  wi l l  

support local serv ices ,  and where there are groups of smal ler sett lements ,  

deve lopment in one v i l lage may support services in a vi l lage nearby.  

5 .7 :  The proposals  wi l l  reasonably form part of the vi l lage of Chipp ing ,  support the 

local serv ices and faci l i t ies in the v i l lage and enhancing its  v ita l i ty .  The scale of  

addit iona l dwel l ings proposed (three net dwel l ings when the unbui lt  consented 

house is  cons idered) wi l l  contr ibute to boost ing the supply of hous ing, however 

is  not at a sca le which would have any mater ia l  negat ive impact upon the 

Counci ls ’  s trategic approach to the supply of hous ing.  
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5.8:  This smal l  sca le scheme is  a lso in conformity to the d irect ion of trave l  

incorporated in the consultat ion draft  revised NPPF and other government 

in it iat ives to support the supply of smal l  hous ing developments .    

5 .9 :  The consu ltat ion draft  NPPF conf irms at paragraph 69 that :   

Smal l  s i tes can make an important contr ibut ion to meet ing the hous ing 

requirement of an area , and are often bui lt -out relat ive ly quick ly .  

DESIGN AND LANDSCAPE 

5.10 :  Paragraph 9 of the NPPF explains that pursuing sustainable deve lopment invo lves  

seeking pos it ive improvements in the qua l i ty  of the bui lt ,  natura l and h istor ic 

env ironment as wel l  as  in people’s  qual i ty of l i fe .  

5 .11 :  Paragraph 56 of the NPPF expla ins that  the Government attaches great  

importance to the des ign of the bui lt  environment ,  and good des ign is  a key 

aspect of sustainab le deve lopment . The proposed dwel l ings wi l l  embody a h igh 

qual i ty  development as  qual i f ied in the Des ign and Access Statement which wi l l  

meet the requirements  of paragraph 56 of the NPPF.  

5 .12 :  Paragraph 115 of the NPPF states that ‘great weight ’  should be given to 

conserv ing landscape and scenic beauty in (amongst others) Areas of Outstanding 

Natura l Beauty, which have the highest status of protect ion in relat ion to 

landscape and scenic beauty.  

5 .13 :  Paragraph 170 of the consultat ion draft  NPPF adds that ‘ the scale and extent of  

deve lopment with in these des ignated areas should be l imited . ’  

5 .14 :  In respect of the above, the s ite is  located within part ia l ly-prev ious ly-developed 

land , with some of the southern part of the s ite with in the current and emerging 

sett lement l imits for Chipp ing .  

5 .15 :  The des ign and scale of the proposed new development has been l imited , with 

part icular attent ion paid to the topography of the s ite and the v iews f rom outs ide 

the s ite .  The deta i led des ign of the dwel l ings has appreciated the loca l vernacular 

style ,  ut i l is ing tradit ional mater ia ls ,  and is  discussed in greater detai l  in the 

accompanying Des ign and Access Statement . As conf irmed in the DAS the 

proposals  a lso incorporate substant ia l  new tree and hedgerow p lant ing to the 

ensure conservat ion and enhancement of the AONB.  

HIGHWAYS  

5.16 :  The NPPF out l ines the important role pol ic ies play in fac i l i tat ing sustainab le 

deve lopment and the need for Loca l Plans to support developments which use 

sustainable transport modes and minimise journey lengths for employment ,  

shopping, school and le isure act iv it ies .  

5 .17 :  However , i t  is  important to note that  the Framework accepts ,  at paragraph 29 ,  

that there wi l l  be d i f ferent opportunit ies ava i lab le in rura l areas ,  and otherwise 
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sustainable deve lopment should not be res isted s imply due to the access to less  

sustainable transport opt ions than in urban areas .  I t  a lso clear ly  states that  

deve lopment should only be prevented or refused on transport grounds where 

the res idual cumulat ive impacts of deve lopment would be severe .  

5 .18 :  The consu ltat ion draft  NPPF, at paragraph 85 ,  goes further and states :  

P lanning pol ic ies and decis ions should recognise that s ites to meet local  

bus iness and community needs in rura l areas may have to be found outs ide 

exist ing sett lements ,  and in locat ions that are not wel l  served by publ ic  

transport .  In these ci rcumstances it  wi l l  be important to ensure that  

deve lopment is  sens it ive to its  surroundings ,  does not have an unacceptable 

impact on loca l roads and explo its  any opportunit ies to make a locat ion more 

sustainable ( for example by improving the scope for access on foot , by 

cycl ing or by publ ic transport) .  The use of previous ly deve loped land and 

s ites that are wel l-related to exist ing sett lements should be encouraged 

where suitable opportunit ies ex ist .  

5 .19 :  Given the smal l-sca le nature of the development and proximity to services ,  no 

s ign i f icant adverse transport impacts are expected to ar ise from the proposals .  

The proposed development therefore complies with the NPPF as highl ighted 

above .  

NPPF SUMMARY 

5.20 :  In summary , the proposal represents a sustainable form of deve lopment that wi l l  

provide a high-qual i ty des ign sympathet ic to the loca l env ironment and to loca l  

hous ing supply on a de l iverab le s ite .   

5 .21 :  This approach is  supported in paragraphs 14 (paragraph 11 of the consultat ion 

draft  NPPF) and 118 of the NPPF, which make prov is ion for  sustainab le 

deve lopment that does not result  in any adverse impacts that would outweigh 

the benef its .  The proposed development is  therefore cons idered to comply with 

the NPPF.  

5 .22 :  In respect of the s ite ’ s  locat ion with in the AONB, the pos it ion ing, scale and 

layout of the proposed new dwel l ings has been carefu l ly cons idered .  This smal l-

scale deve lopment wi l l  be viewed in the context of the v i l lage and is  cons idered 

to have minimal  impact upon the AONB. When the proposed tree and hedge 

plant ing is  cons idered and the twent ieth century development in the surrounding 

area it  may be cons idered that the development wi l l  enhance the AONB.  

5 .23 :  These are key mater ia l  cons iderat ions that should be taken into account in the 

determinat ion of this  fu l l  p lann ing appl icat ion. As there are no demonstrable 

adverse impacts that would s ign i f icant ly outweigh the benef its  of the proposed 

erect ion of four dwel l ings (three net addit iona l dwel l ings) and as it  is  in  

accordance with the deve lopment strategy of  the adopted Core Strategy in th is  

locat ion , i t  is  cons idered that the proposed development is  acceptable and 



PLANNING STATEMENT  PREPARED BY  

LAND AT CHIPPING /  MS J  SEED AND MISS I  M 
SEED  RURAL SOLUTIONS LTD 

  

 

   

 

should be permitted on the bas is  of the adv ice g iven in paragraphs 14 and 118 

of the NPPF.  
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6 .  ASSESSMENT AGAINST RELEVANT LOCAL 

PLANNING POLIC IES 

PRINCIPLE OF RESIDENTIAL DEVELOPMENT AND SUSTAINABILITY 

6.1:  The appl icat ion s ite is  on the edge of Chipping , part ia l ly with in the def ined 

sett lement l imits of the vi l lage . I t  is  a lso part ia l ly prev ious ly-deve loped land , with 

the south-western e lement including the foot ings of a previous ly- implemented 

planning permiss ion for three dwel l ings .  

6 .2 :  The extant nature of the prev ious p lanning permiss ion is  an important mater ia l  

cons iderat ion, as i t  provides a genuine fa l lback pos it ion for the appl icant .  That  

scheme was for the erect ion of three dwel l ings ,  whi le the current appl icat ion is  

for four dwel l ings arranged in a di f ferent layout .  As two of the approved houses 

has been bui lt  and one has not ,  th is  proposal for four new dwel l ings included 

three net addit ions to hous ing stock .  

6 .3 :  Pol icy DS1 of the Core Strategy sets out a development strategy for the Borough,  

concentrat ing the major ity of hous ing development with in an ident i f ied strateg ic 

s ite located to the south of Cl itheroe towards the A59; and in the pr inc ipa l  

sett lements of Cl itheroe, Longr idge and Whal ley.  

6 .4 :  Chipping is  ident i f ied as one of 23 ‘Tier 2 ’ sett lements in the h ierarchy , which 

are cons idered to be “the less susta inab le of the 32 def ined sett lements” and 

where “development wi l l  need to meet proven loca l needs or del iver  

regenerat ion benef its .”  

6 .5 :  I t  is  important to note that the text of pol icy DS1 of the Core Strategy states  

that ,  in general ,  the scale of planned hous ing growth wi l l  be managed to ref lect  

exist ing populat ion s ize , the ava i lab i l i ty of ,  or the opportunity to provide fac i l i t ies 

to serve the deve lopment and the extent  to which deve lopment can be 

accommodated with in the loca l area . The pol icy goes on to say that  

“development that has  recognised regenerat ion benef its ,  is  for ident i f ied loca l  

needs or sat is f ies ne ighbourhood planning legis lat ion, wi l l  be cons idered in a l l  

the borough’s sett lements ,  including smal l-sca le deve lopment in the smal ler 

sett lements that are appropr iate for consol idat ion and expans ion or rounding-

off  of the bui lt  up area .” 

6.6 :  In l ight of the above , i t  is  cons idered that the proposals  for development in th is  

locat ion should be found to be acceptab le under pol icy DS1 of the Core Strategy ,  

as they represent a smal l-sca le development adjacent to the exis t ing bu i lt -up 

area of Chipping. Indeed, in the emerg ing HED DPD proposa ls  map, the 

deve lopment l imits of the vi l lage are proposed to be extended to incorporate 

the previous planning permiss ion , which wi l l  result  in the appl icat ion s ite being 

inc luded in a greater area of the def ined development l imits of the vi l lage .  

6 .7 :  In terms of  susta inabi l i ty ,  po l icy DS2 of  the Core Strategy ref lects the 

presumption in favour of sustainable deve lopment contained in the NPPF. I t  
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stresses that the Counci l  wi l l  a lways work proact ive ly with appl icants jo int ly to 

f ind solut ions which mean that proposals  can be approved wherever poss ib le ,  

and to secure development that improves the economic,  socia l  and 

env ironmental condit ions in the area.  

6 .8 :  The numerous economic , socia l  and env ironmenta l benef its  of the scheme are 

discussed at sect ion 7 of this  statement , which demonstrates that the scheme 

wil l  prov ide an increased vita l i ty to the community of Chipping,  job creat ion,  

Counci l  tax and s igni f icant biod ivers ity enhancements .  

6 .9 :  I t  is  noted that the three net addit ions to the dwel l ing stock have associated 

with env ironmental and ecological benef its  that would not resu lt  i f  the s ing le 

uncompleted dwel l ing f rom the approved hous ing scheme was completed.      

6 .10 :  In respect of susta inabi l i ty ,  i t  has been ident i f ied that the s ite i s  current ly 

accessed via from Broad Meadow, which meets Garstang Road, the main street  

through Chipp ing.  

6 .11 :  Chipping benef its  from loca l services and amenit ies inc lud ing two publ ic houses ,  

a church, two schools ,  a café and bus stops ,  which are located approximate ly 

500 metres from the s i te at The Sun Inn , prov iding the fo l lowing services :  

•  Preston – Longr idge (route 4, operated by Stagecoach)  

•  Chipping – Cl itheroe (route 5, operated by Preston Bus) 

•  Longr idge – Bowland (route 626, operated by Lake land Coaches)  

•  Chipping – Cl itheroe (route 645, operated by Bretherton Gold L ine Tours) 

•  Chipping - Longr idge (route 705, operated by Longr idge Coaches) 

6.12 :  These bus services provide regular connect ions from Chipping to the larger  

towns in the Distr ict  and beyond.  

6 .13 :  The loca l highway network serves the larger towns of Longr idge ,  Cl itheroe ,  

Preston and Blackburn .  

6 .14 :  The s ite is  access ib le from the loca l road network to the M55 and M6 

(approximately 11 miles to the east) .  

6 .15 :  The nearest tra in stat ions providing nat iona l  ra i l  services are at Whal ley and 

Cl itheroe , which provide serv ices to Manchester ,  B lackpool ,  Preston and 

Blackburn, where there are connect ions to mainl ine services .  

6 .16 :  The Pr inc ipal Sett lements of Cl itheroe , Longr idge and Whal ley are a l l  access ib le 

from the s ite via non-car modes (via the bus services set out above) and a lso v ia 

the loca l highway network. These Pr inc ipa l Sett lements prov ide a wider range of  
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fac i l i t ies and services ,  inc lud ing shops , pubs , restaurants and employment 

opportunit ies .  

6 .17 :  In l ight of the above , the s ite is  cons idered to be wel l-connected by car and non-

car modes . Any new dwel l ings are l ike ly to provide new demand for loca l  

fac i l i t ies ,  in nearby vi l lages and in the Pr incipal Sett lements ,  which wi l l  be of  

benef it  to the loca l economy.  

6.18 :  Pol icy DMG1 of the Core Strategy, states ,  amongst other things ,  that  

deve lopment must ach ieve ef f ic ient land use and the reuse and remediat ion of  

previous ly deve loped s ites where poss ib le .  Previous ly deve loped s ites should 

always be used instead of greenf ie ld s ites where poss ib le .  

6 .19 :  I t  is  demonstrated on the attached drawings that the appl icat ion s ite incorporates 

an element of previous ly-deve loped land .  

6 .20 :  I t  is  cons idered that the pr inciple of the proposed development , by virtue of i ts  

locat ion part ia l ly with in the def ined development l imits of Chipp ing and part ia l ly  

on brownfie ld land, should be found to be acceptab le in this  locat ion.  

DESIGN AND LANDSCAPE 

6.21 :  Pol icy EN2 of the Core Strategy seeks to protect ,  conserve and enhance the 

landscape and character of the Forest of Bowland Area of  Outstanding Natural  

Beauty, with any deve lopment needing to contr ibute to the conservat ion of the 

natura l beauty of the area. Development is  expected to be in keeping with the 

character of the landscape, re f lect ing local d ist inct iveness ,  vernacu lar  style ,  sca le ,  

sty le ,  features and bui ld ing mater ia ls .  

6 .22 :  Pol icy DMG1 of the Core Strategy sets out general des ign cons iderat ions for new 

developments ,  amongst other th ings .  I t  requires development to be of a h igh 

standard of bui ld ing des ign , sympathet ic to exist ing and proposed land uses ,  

cons ider the dens ity and layout and visual  appearance and the impact upon 

landscape character ,  cons ider the ef fects on exist ing amenit ies and use 

sustainable construct ion techniques where poss ib le .  

6 .23 :  The proposed dwel l ings ,  as showing in the accompanying drawings  and Design 

and Access Statement , have been des igned in the context of the loca l vernacular  

style ,  constructed of natural stone and s late , with t imber and g lass elements .  The 

des ign wi l l  be a contemporary trans lat ion of the local farmhouse form. 

6.24 :  Pol icy DME2 of the Core Strategy seeks to avo id harm to important landscape 

or landscape features .  

6 .25 :  In this  regard , the land in quest ion is  unremarkable grass land, with elements of 

previous ly-deve loped land, and is  not cons idered to const itute an important  

landscape feature (even though it  is  s ituated with in the AONB).  
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HIGHWAYS AND ACCESS 

6.26 :  In respect of transport and access ib i l i ty ,  po l icy DMI2 seeks new development to 

be located to minimise the need to trave l ,  incorporate good access by foot  and 

cycle and have convenient l inks to publ ic transport to reduce the need for trave l  

by pr ivate car .  

6 .27 :  Pol icy DMG3 attaches cons iderable weight to (amongst others) the relat ionsh ip 

to the pr imary road network and strategic road network , provis ion for  

pedestr ians and cyc l is ts ,  and proposals  which promote deve lopment with in 

exist ing deve loped areas or extens ions to them at locat ions which are h ighly 

access ib le by means other than the pr ivate car .  

6 .28 :  With regard to the above, the s ite is  accessed from an exist ing access point at 

Broad Meadow. The exist ing access wi l l  be upgraded to serve the proposed 

dwel l ings ,  which wi l l  be based around a courtyard-style deve lopment .  Parking wi l l  

be within detached garages and carports with in the s ite ,  with no requirement for 

any on-street park ing at Broad Meadow. 

6.29 :  I t  is  therefore cons idered that the access ib i l i ty to the s ite is  sat is factory for a 

rural locat ion, and that  suitab le vis ib i l i t y ,  access and manoeuvrabi l i ty  relat ing to 

the s ite itse l f  can be sat is factor i ly ach ieved .  

ECOLOGY AND TREES 

6.30 :  Pol icy DME1 of the Core Strategy relates  to the protect ion of trees and 

woodlands , and pol icy DME3 relates to the protect ion and conservat ion of  

protected species .   

6 .31 :  The accompanying Ecolog ical Appra isal conf irms that there are no unacceptable 

adverse ecologica l impacts ar is ing from the proposed development and conf irms 

that the ecologica l va lue of the land holding wi l l  be increased by 100%, with a 

loss of 17m of hedgerows increased to 306m.   

OTHER MATERIAL CONSIDERATIONS 

6.32 :  I t  is  cons idered that there are other mater ia l  considerat ions that should form 

part of the overal l  p lanning balance for th is  out l ine planning appl icat ion.  

6 .33 :  Pol icy DME6 of the Core Strategy refers to water management ,  stat ing that  

deve lopment wi l l  not  be permitted where the proposals  would be at an 

unacceptab le r isk of f looding or exacerbate f looding e lsewhere .  
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F i gu re  6 -1 :  Ex t rac t  f rom EA  F lood Zone  Map 4 show ing  t he  app l i ca t io n s i te  lo ca t io n  

 

6.34 :  The appl icat ion s ite is  whol ly within EA F lood Zone 1 ( land at the lowest r isk of  

f looding from r ivers or the sea) .  I t  is  cons idered that the proposed development 

wi l l  not resu lt  in an unacceptab le r isk of f looding in th is  locat ion.  

  

                                                           
4 https://flood-map-for-planning.service.gov.uk/summary/361780/443279 
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7 .  BENEF ITS 

7.1:  The proposed development wi l l  br ing about a number of economic , socia l  and 

env ironmental benef its  to the v i l lage and the wider Borough. These benef its  are 

summarised be low. 

SOCIAL BENEFITS  

7.2:  A housing deve lopment with a good mix of house types and s izes wi l l  prov ide 

greater choice to res idents in Chipping and wi l l  contr ibute to a more balanced 

hous ing stock .  

7 .3 :  Addit iona l hous ing with a mix of house s izes wi l l  prov ide opportun it ies for young 

people , fami l ies and those wishing to downsize and remain in the v i l lage, which 

in turn wi l l  boost ex ist ing and future populat ion and the demand for services  

with in the vi l lage and the wider area .  

ECONOMIC BENEFITS  

7.4:  I t  is  wel l  understood and accepted that house bui ld ing is  ef fect ive in st imulat ing 

the economy. The development wi l l  br ing with it  important economic benef its  

to the local economy and construct ion industry.  

7 .5 :  In terms of calcu lat ing the economic benef its  of development , a study undertaken 

on behal f  of the UK Contractors Group 5 found that a £1 investment in 

construct ion resu lts  in  £2.84 in terms of benef its  to the wider economy, as  

out l ined in f igure 4 :1 below. This f igure has also been used in the recent ly 

publ ished Lyons Housing Review “Mobi l is ing Across the Nat ion to Bui ld the Homes 

our Ch i ld ren Need” .  

          
 

F i gu re  4 -1 –  Ca l cu la t i ng  Cons t ru c t io n Bene f i t s  

 

                                                           
5 Construction in the UK economy; L.E.K for UK Contractors Group (2010)  
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7.6:  Based on a nat ional average bui ld pr ice of £84,000 6 th is  equates in theory to 

c£238,560 of economic benef it  ar is ing per dwel l ing from the proposal .  This  

would lead to over three quarters of a mi l l ion pounds of economic benef it ,  i f  the 

fact that there are three net addit ions to the dwel l ing stock, is  cons idered.  

7 .7 :  However , i t  is  c lear based on the standard of des ign of houses proposed that  

the bui ld cost would be far in excess of the nat iona l average and the actua l  

economic benef it  ar is ing would be far in excess of one mil l ion pounds only .    

7 .8 :  Using th is  calcu lat ion i t  is  c lear that th is  makes for a s ign i f icant contr ibut ion to 

the local and reg ional economy.  

7.9 :  In addit ion to the above, the proposa l wi l l  de l iver jobs through the construct ion 

of the propert ies .   Within a report t i t led the Economic Footpr int of UK House 

Bui ld ing publ ished by the House Bui lders Federat ion in March 2015 (prepared by 

NLP) the document s tates that  for average house bui ld ing,  each house bui lt  

generates 1.5 construct ion jobs .  On this  bas is ,  a scheme of 4 propert ies wi l l  

create 6 jobs dur ing the construct ion per iod.  

7 .10 :  Planning Inspectors and the Secretary of State have highl ighted in appeal  

decis ions 7 the s igni f icant weight to be attr ibuted to the need to support  

economic growth (as required by the Min ister ia l  Statement – P lanning for Growth 

and the Nat iona l Planning Pol icy Framework) through the planning system and 

the contr ibut ion that hous ing deve lopment can make to economic growth:  

The Secretary of State attaches s ign i f icant weight to the need to support 

economic growth through the p lanning system…and he a lso cons iders that 

the provis ion of hous ing is  i tse l f  a contr ibutor  to economic growth.  

7 .11 :  Introduced in Apr i l  2011, the Government ’s  New Homes Bonus wi l l  match fund 

the Counci l  Tax rece ipts ar is ing from new housing development for 6 years  

fol lowing complet ion of new dwel l ings .   

7 .12 :7 .12 :7 .12 :7 .12 :  The average Counci l  Tax charges (band E)  for Chipping for 2018/19 8 are 

£2,085.60 . Therefore , the proposed development of 4 new homes each attract ing 

6 years ’  worth of Counci l  tax rece ipts ,  wi l l  provide s igni f icant a contr ibut ion to 

the funding for Ribb le Val ley and Lancashire County Counci l .      

7 .13 :  For ind icat ive calcu lat ion purposes , tak ing £2 ,085.60 as Band E Counci l  Tax and 

mult ip ly ing this  by 6 years ,  for 4 new dwel l ings ,  would result  in £50,054.40 of  

New Homes Bonus , contr ibut ion to the benef it  of loca l services and fac i l i t ies .  

7 .14 :  I t  is  general ly accepted that the construct ion of new propert ies in rural 

sett lements prov ides addit iona l patronage for ,  and he lps to safeguard, ex ist ing 

                                                           
6   Source: Land Registry, Homes Builders Federation & National Self Build Association 
7 APP/G1630/A/11/2146206, APP/G1630/A/11/2148635  
 
8 https://www.ribblevalley.gov.uk/download/downloads/id/11464/council_tax_charges_by_parish_2018_-_2019.pdf 
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rural bus inesses .  The proposed development wi l l  provide addit iona l patronage 

for bus inesses local ly in  the vi l lage and the ne ighbour ing larger v i l lages and towns 

in the Borough.  

7 .15 :  The Framework indicates that the Government places great importance on the 

economic benef its  of hous ing deve lopment .  Such benef its  should carry great  

weight in dec is ion making on planning appl icat ions and has been establ ished 

through numerous appeal decis ions , For example , at Thaxted 9 the Inspector  

stated:  

There is  no disagreement that Thaxted is  a thr iv ing community and I  cons ider 

that i t  would be re inforced by the new hous ing development recent ly 

completed and under construct ion . Addit ional hous ing would contr ibute 

further ,  socia l ly and economical ly to Thaxted, making it  an even more thr iv ing 

community and increas ing custom for the exist ing bus inesses in the town I 

attach great weight to this  in l ine with the appel lant ’s  ev idence .  

ENVIRONMENTAL BENEFITS  

7.16 :  As part of the s ite ’ s  development there is  an opportunity to provide 

env ironmental benef its  to the s ite and the wider area through enhancements to 

landscap ing on the s ite .   

7 .17 :  The proposed development wi l l  retain ,  where poss ib le ,  the ex ist ing hedgerows 

and provide an area of open space - space within the s ite ,  which can be enjoyed 

by the occupiers of the res ident ia l  dwel l ings alongs ide their  pr ivate amenity 

space .  

7 .18 :  The support ing ecology survey and statement of ecologica l enhancement 

demonstrates that the creat ion of gardens and a landscap ing scheme around the 

s ite wi l l  have a net eco log ical benef it  over the s ite ’s  exist ing condit ion   use for 

agr icu lture grazing by creat ing new habitats .  The statement conf irms that there 

wi l l  be an 100% increase in the ecolog ica l value of the s ite fol lowing 

deve lopment .  

 

  

                                                           
9 Appeal Ref: APP/C1570/A/14/2222958 - Land off Walden Road, Thaxted 
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8 .  CONCLUSIONS AND PLANNING BALANCE 

8.1:  This appl icat ion seeks planning permiss ion for the erect ion of four dwel l ings at  

land at Croft lands , Chipping . This wi l l  lead to three net addit ions to the hous ing 

stock.  

8 .2 :  The proposed layout shows that the proposals  wi l l  compr ise four two-storey 

dwel l ings ,  a long with associated parking provis ion,  landscaping and areas of open 

space .  

8 .3 :  The proposal represents a high-qual i ty  development which ref lects and respects  

local vernacu lar through appropr iate landscaping measures , an ef fect ive layout  

and through the use of  loca l ly sourced and dist inct ive mater ia ls  as i l lustrated in 

the accompanying drawings and Design and Access Statement . I t  has been 

des igned to be in keeping with Chipp ing and the wider AONB. 

8.4 :  The proposal contr ibutes to enhancing the character and spat ia l  qual i t ies of i ts  

surroundings and would not result  in unacceptable impacts to nearby res ident ia l  

amenity and the h ighway network.  

8 .5 :  Chipping has been demonstrated in th is  statement to be a sustainable locat ion 

for new development . Thus , i t  is  cons idered that the vi l lage can accommodate 

four proposed new dwel l ings which are l ike ly to attract new fami l ies that  wi l l  

contr ibute to enhancing and mainta ining the vita l i ty of Chipp ing and the wider 

Borough.  

8 .6 :  This statement has demonstrated that the proposals  represent  a sustainable form 

of deve lopment as supported by the NPPF and is  in  accordance with the spat ia l  

strategy of the loca l p lan.  

8 .7 :  The development wi l l  contr ibute to boost ing the supplying of hous ing on a part  

previous ly deve loped s ite that is  not in agr icul tural use . The proposa l  fa l ls  in l ine 

with the government ’s  increas ing support for smal l  sca le hous ing s ites as seen in 

the revised NPPF consultat ion draft .  

8 .8 :  The development wi l l  de l iver numerous and quant i f ied and qua l i f ied 

env ironmental ,  economic and socia l  benef it s  and it  is  not cons idered that the 

proposal should proceed to an approval as such .  

8 .9 :  We look forward to engaging with Ribble Va l ley Borough Counci l  in relat ion to 

the appl icat ion.   
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PLANNING BALANCE 

 

 

 

 

 

 

 

 

 

 

 

 

With reference to p lanning pol icy and other mater ia l  cons iderat ions , there are no 

s ign i f icant and demonstrable adverse impacts that would ar ise from the proposed 

development . The ‘p lanning balance’ is  therefore weighed pos it ively in weight  of the 

proposal with reference to the benef its  summarised above and set out within th is  

statement , and p lanning permiss ion should therefore be granted .   

•  Smal l  loss of open land .  •  A sens it ive scheme which provides 

an attract ive terminat ion to the 

Broad Meadow area of  

deve lopment .  

•  Development of a part previous ly 

deve loped s ite .  

•  High qua l i ty des ign which could 

raise standards of hous ing des ign 

local ly .  

•  100% increase in the ecologica l  

value of the s ite post-construct ion 

through new habitat creat ion.   

•  Economic benef its  to Chipp ing and 

the local economy.  

POINTS FOR POINTS AGAINST 
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Di sc l a imer :  The  i n fo rma t i on ,  ana l y s i s  and  recommenda t i on s  w i th i n  th i s  document  a re  made  by  Ru ra l  

So l u t i on s  L im i ted  i n  good f a i t h  and  rep resen t  ou r  p ro fe s s i ona l  j udgement  on  the  ba s i s  o f  the  i n fo rma t ion  

obta i ned  f r om other s .  No s t a tement  made  w i th i n  th i s  document  may  be  deemed i n  any  c i r cums tance  t o  

be  a  rep resen ta t i on ,  under ta k i ng  or  wa r ran ty  and  we canno t  a ccep t  any  l i a b i l i t y  s hou l d  you  re l y  on  such  

s t a tement s  or  such  s t a tement s  p rove  t o  be  i n a ccu ra te .  I n  p a r t i cu l a r  th e  a ch i evement  o f  pa r t i cu l a r  goa l s  

depends  on  pa r t i e s  and  f a c to r s  ou t s i d e  ou r  con t ro l .  Any  i l l u s t r a t i on s  and  o therw i se  i n  t h i s  repo r t  a r e  

on l y  i n tended  to  i l l u s t r a t e  pa r t i cu l a r  po i n t s  o f  a rgument .  

 

 

Th i s  documen t  and  i t s  con ten t s  a re  con f i den t i a l  and  w i l l  rema i n  con f i den t i a l  un t i l  we  wa i ve  con f i den t i a l i t y  

o r  th e  documen t  i s  pub l i s hed  by  a  Loca l  P l ann i ng  Author i t y .  
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