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SUMMARY 
The proposed deve lopment at Stanley House is  brought forward by a local employer  
Monte Blackburn Ltd which has acqu ired the hotel  ear l ier th is year .   
 
The appl icant ’s intent ions are to sens it ive ly enhance and extend the Grade I I* l isted 
bui ld ing and hotel operat ion which requires investment . In enhancing the business this  
wi l l  in turn protect the her itage asset and a l low its  maintenance whi ls t  del iver ing wide-
rang ing economic benef its .   
 
The proposals  have been brought forward to replace extens ions and new bui ldings  
which were approved at the s ite back in 2009,  but which were not completed.  
 
The appl icant  has brought forward the appl icat ion with the support  of a mult i -
d isc ip l inary team which inc ludes the arch itects pract i ce which sensi t ive ly restored 
Stanley House many years ago .  The proposed development has been guided by a 
her itage consultant and pre-appl icat ion engagement has taken place with Histor ic 
Eng land which ra ises no object ions and considers the proposals  preferable to 
deve lopment that has been commenced and could yet be bu i lt  out in fu l l  at the s ite.   
 
The appl icant  has also engaged with R ibble Val ley Borough Counci l  to seek its  v iews ,  
as  wel l  as Lancashire County Counci l  and the Loca l  Enterpr ise Partnership and regional  
tourism body which is  support ive of the proposal .    
 
I t  is  c lear  from the appl icat ion submiss ion that the scheme wil l  del iver wide-rang ing 
economic benef its .  Key Statement EC3 – Vis itor Economy, of the Ribble Val ley Core 
Strategy provides support  for the deve lopment stat ing:  
 

Proposals that contr ibute to and strengthen the vis itor economy of R ibble 
Val ley wi l l  be encouraged, including the creat ion of new accommodat ion and 
tourism fac i l i t ies through the convers ion of exist ing bui ldings or associated with 
exis t ing attract ions . Signi f icant new attract ions wi l l  be supported, in 
c ircumstances where they would de l iver overa l l  improvements to the 
environment and benef its  to local communit ies and employment opportunit ies .  

 
At the t ime the Core Strategy was drafted to support economic development , the 
current pandemic and recess ion could not have been ant ic ipated.  The Chancel lor ’s  
recent (November 2020) Autumn Statement noted that :  
 

Our economic emergency has only just begun….And the economic damage is  
l ikely to be last ing.  

 
The economic benef it s  of the development which inc lude 30 new fu l l- t ime jobs ; 
construct ion benef i ts of in excess of £20m; net addit iona l employment GVA in the 
accommodat ion , food and health and wel l-being sectors in Lancashire of c .£11.5 
mil l ion at 2020 pr ices ;  and, increased demand for goods and services from loca l  
bus inesses leading to an aggregated net add it iona l expenditure in the loca l economy 
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of £6.5 mil l ion, must therefore be g iven great weight in the app l i cat ion determinat ion 
process .   
 
In the des ign of the deve lopment great care has been taken to respect not on ly the 
bui lt  env ironment but also the natura l env ironment .  
 
Extens ive new tree plant ing is  proposed,  inc luding 1 .4 hectares of  nat ive woodland 
planted within and around the s ite,  550m of nat ive hedgerows , and numerous 
indiv idua l nat ive trees which inc lude spec ies such as Lime, Oak, Alder and Birch.   Th is  
wi l l  enhance the current appearance of the s ite in the landscape and help to ass imi late 
new development . These new landscaping works wi l l  lead to an 835% biodivers i ty net 
gain at the s ite .   
 
The proposals are assessed to include a c lear  betterment over unbui lt  deve lopment 
that cou ld be completed at the s ite and th is  i s conf irmed by Histor ic Eng land a lso.  
 
I t  is  cons idered that proposed development complies with p lanning pol icy and plann ing 
pract ice and that  there is  no reason for p lann ing consent to be withheld .  
 
Together with the appl icants we look forward to engag ing with R ibble Val ley Borough 
Counci l  dur ing the course of the appl icat ion determinat ion process .   
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1 .  INTRODUCTION  
1.1:  This  p lanning statement supports an appl icat ion for plann ing and l is ted bui ld ing 

consent at Stan ley House, Mel lor .   

1 .2:  The app l icat ion is made on behalf  o f Monte Blackburn Ltd a loca l l y based tour ism 
and le isure bus iness .   

1 .3:  The descr ipt ion of development as proposed is :   

New development (to replace approved but unbui l t  development from 
2009 planning consent) including : New Spa and Leisure Complex,  
Banquet Ha l l ,  Extens ions to Exis t ing Hotel Entrance and Restaurant ,  New 
Bedroom Block , Extended Car Park, Amendment of Interna l Access Road,  
Rerout ing of Park o f Publ ic R ight  of Way and Enhancement o f Ex is t ing 
Sect ion of R ight of Way, New Hard and Soft Landscaping and Tree 
Plant ing.  

1 .4:  The app l i cat ion is  brought forward fo l lowing pre-appl icat ion engagement with 
Ribble Val ley Borough Counci l ,  Histor ic Eng land and Lancashire County Counci l .   

1 .5:  Sect ion two of this  s tatement inc ludes deta i ls  of the appl icat ion s ite and i ts  
p lanning h is tory which is  d irect ly re levant to the current proposa ls .  

1 .6:  At sect ion three, deta i l s  of the appl icant Monte Blackburn Ltd is  provided .  

1 .7:  At sect ion four , detai l s of the extens ive pre-appl icat ion engagement process 
undertaken are qual i f ied .  

1 .8:  Sect ion f ive provides detai ls of the proposed deve lopment .  

1 .9:  Sect ion s ix conf irms the benef its  that wi l l  ar ise from development in  economic,  
env ironmental and soc ia l  terms.  

1 .10 :  At sect ion seven the conformity of the proposed development with the 
deve lopment p lan for the area is  confirmed.  

1 .11 :  At sect ion eight of the statement , the conformity of proposed development with 
nat iona l p lanning pol i cy is assessed.  

1 .12 :  Sect ion nine inc ludes a planning ba lance sect ion which cons iders planning pol icy ,  
the relevance of the 2009 consent and the benef it s of deve lopment .  

1 .13 :  Attached to the statement as appendices are a pre-appl icat ion support letter  
from Histor ic England , as wel l  as  pre-appl icat ion support letters from the Loca l  
Enterpr ise Partnership and Market ing Lancashire.  

1 .14 :  There are a number of support ing documents that make up the planning 
appl icat ion. These include:  
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  Economic Benef its  Statement (Rural Solut ions)  

  Sustainab i l i ty Statement (Campbel l  Dr ive Partnership)  

  Design and Access Statement (Campbel l  Driver Partnership)  

  Plans Package (Campbel l  Dr iver Partnership)  

  Landscape P lans (DEP Landscape)  

  Landscape Visua l Appraisa l (DEP Landscape)  

  Tree Survey (DEP Landscape)  

  Heritage Statement (Hinchl i f fe Her itage) 

  Prel iminary Ecology Appra isa l  (Rural  Solut ions)  

  Biodivers ity Enhancements Appra isal (Rural Solut ions)  

  Transport Assessment (Dynamic Transport P lann ing)  

  Travel  P lan (Dynamic Transport  P lanning)  

1 .15 :  These documents form a comprehensive suite of appl icat ion documents ,  
demonstrat ing the deta i l  in which the proposals  have been cons idered . The scope 
of documents provided is  greater than those provided with an ear l ier  approved 
appl icat ion in 2009, which these proposa ls  seek to replace.   
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2 .  S ITE AND PLANNING HISTORY  
STANLEY HOUSE  

2.1:  Stanley House is a Grade 2* l is ted bu i ld ing s i tuated in extens ive grounds to the 
south of the A677 some 3 miles to the north west of Blackburn.  

2 .2:  The s ite is located with Mel lor  Par ish and Ward.  

2 .3:  The s ite is  descr ibed at some length in support ing documents including the 
Landscape Visual Appraisa l ,  Her i tage Statement and Pre l iminary Ecolog ical  
Appraisal which accompany the app l icat ion , as  wel l  as  other documents .   

2 .4:  Those documents should be consulted for relevant informat ion however the 
fol lowing informat ion i s considered notable from a s i te perspect ive .  

List ing Descr ipt ion  

2 .5:  The descr ipt ion of the l isted bui ld ing i s as  fo l lows :  

MELLOR SD 62 NW 8/26 Stanley House 24-8-1952 - I I* House, sa id to 
have been dated1640 (Pevsner) .  Sandstone rubble.  Left-hand bay 
pebbledashed with s late roof .  Other bays ,  now unoccupied , have stone 
s lates now part ly miss ing. 3 storeys ,  with 2 bays to left  of 3-storey porch 
and one bay to r ight .  Stone corn ice . Windows mul l ioned, with outer 
chamfer on ground and 1st f loors ,  and with hoods . 1st  and 2nd bays have 
6- l ight groundf loor windows and ones of 5 l ights on the 1st f loor . The 
r ight-hand bay has 6 l i ghts to both the ground and 1st f loors .  The 2nd 
f loor windows are of 3 l i ghts .  The porch has 3- l i ght  windows, the upper 
one stepped . Below the 1st f loor window is  a blank panel  with moulded 
border . The porch doorway has a cambered head and moulded jambs . 
Chimneys on gables (with pro ject ing stacks)  and in l ine with porch.  
Ins ide , the door opens  aga inst the s ide of the hal l  f i rep lace , which has a 
moulded bressumer and jambs. The doorway from the lobby into the 
r ight-hand room has been br icked up and a new doorway cut through at 
the rear of the stack . At the rear of the hal l  is  a s ta ir pro ject ion , now 
without i ts or ig ina l sta i r .  The left-hand wal l  of the hal l ,  d iv id ing it  from 
the occup ied part  of the house, is  a later rep lacement in br ick.  The r ight-
hand room has heavy rol l-moulded beams and a large b locked f irep lace 
with moulded jambs. On the 1st f loor there are said to be 2 f irep laces  
with cambered bressumers and moulded surrounds. RCHM report 
December 1977.  

2 .6:  The remainder of the bui ld ings at the s ite are considered by the her it age advisor 
to be curt i lage l is ted ,  a l though some of the bui ld ings are c lear ly of recent 
construct ion.   
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2.7:  To the south of the si te,  Woodford Park i s  a designed landscape centred on 
Woodford Hal l .  Both the landscape and the hal l  are des ignated grade I I  (as a 
regis tered park and garden and a l is ted bui ld ing respect ive ly) .   

Des ignat ions   

2 .8:  The s ite is  not the subject of any s ite-spec i f ic designat ions in terms of landscape,  
ecology or another des ignat ions.  

2 .9:  There are some protected trees at the s ite which would not be impacted by the 
proposals .   

2 .10 :  The s ite is with in F lood Zone 1 (the lowest land c lass i f icat ion for f lood r isk) .   

2 .11 :  The s ite i s with in des ignated Green Belt .  Green Belt  is  a plann ing rather than 
environmental des ignat ion and the impl icat ions for the proposa l as  cons idered 
later in th is  s tatement .   

Access  

2 .12 :  The s ite is served by a wel l-estab l ished access off  the A677.  

2 .13 :  There is  a publ ic r ight  of way which runs in a south wester ly d irect ly from the 
A677, up the route of  the former main road access (now c losed to veh icular  
traff ic) to Stanley House. The PRoW then runs a long the access dr ive before 
then travel l ing westwards towards out of the s ite .    

2 .14 :  Bus stops are located on the A677 (both s ides of the road) in proximi ty to where 
the publ ic r ight of way meets the A-road .  

 

Fi g .1  Publ i c  r i ght s  o f  way  at  Stan ley House    
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Exist ing S ite Condit ion and Opportunit ies for  Site Enhancement as Part of New 
Deve lopment   

2 .15 :  Stanley House was acquired by Monte Hosp ita l i ty in 2019 . The l is ted bui ld ing 
was restored by the previous owners and is  a credit  to their endeavour in tak ing 
a ruinous l isted bui ld ing and br ing ing i t  back up to its  former standard. New 
deve lopment that has been added to the s ite  i s of high qual i ty .   

2 .16 :  However ,  there are cons idered to be a number of opportunit ies  to enhance the 
exis t ing s i te condit ion and these are noted below (see a lso F ig .2)  

  The ex is t ing former histor ic access route to Stan ley House is overgrown 
and in poor condit ion with a corrugated f ie ld gate set between stone gate 
piers .   

  Back of house areas are unt idy with storage containers and portacabins .   

  When v iewed from Mires Ash Brow at the opposi te s ide of the val ley the 
new bedroom b lock is  prominent in view. There is a c lear opportun ity for 
a new landscap ing scheme to better integrate this  ex ist ing development 
into the landscape .  

  The exist ing highways access dr ive which runs f rom the A677 up to Stanley 
House is  current ly v is ib le in the landscape. There is  the opportun ity to 
integrate th is road into the landscape through new landscaping and earth 
movements .  
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Fi g .  2 :  Opportun i t i es  ex i s t  for  (c lockwi se  f rom top le f t ) :  enhancement of  publ i c  r i ght  
of  way/h i s tor ic  dr i ve ;  removal  of  back o f  house  anc i l l ary  st ructures  by provid ing new 
k i tchen  space ;  adding new woodl and in  f ront  of  the bedroom block to se t  i t  w i th in 
the l andscape and add ing new trees and hedges next  to the  ex i s t i ng  access dr i ve  to 

better  screen i t  wi th in  the l andscape 
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PLANNING HISTORY 

2.17 :  Planning and l is ted bu i ld ing consent was granted in  2009 for a major set of 
extens ions and free-standing bui ld ings at the s ite.    

2 .18 :  These extensions are shown with in the Des ign and Access Statement submitted 
with the appl icat ion.  

2 .19 :  Whilst  the appl icat ions were determined under di f ferent local and nat iona l pol icy 
the fol lowing key points from committee reports  recommending approval are 
considered relevant :    

  Substant ia l  regard was given to the comments of Histor ic Eng land and i ts  
support for the scheme.  

  In terms of Visua l Impact ,  the committee report notes that :   

I  am of the op in ion that  the proposa l has  been designed to 
minimise both the impact the deve lopment would have on the 
l is ted bui ld ing and the loca l env ironment . As a l ready indicated the 
alterat ions and extens ions are s ited in areas that  have l imited 
views and a topography that helps screen the bulk of the bu i ld ings .   

  In terms of Green Be lt  I ssues the report states that :   

I  accept that the scheme wil l  impinge on the openness of the 
Green Belt  but a balance needs to be made against other mater ia l  
considerat ions which in th is  instance I  cons ider make the scheme 
acceptab le .  

  In terms of ‘Other mater ia l  cons iderat ions ’ th is  s tates :   

The appl icant  in a support ing statement bel ieves that specia l  
just i f i cat ion ex is ts as an except ion to Green Belt  pol icy by virtue 
of the L is ted Bui ld ing issues and the regional and tour ism and 
economic deve lopment object ives that would be met from the 
deve lopment .  

and 

In assess ing the economic object ives and the safeguard ing of rura l  
employment these are important issues that  could be seen as  
factors that may al low the development to be seen as an 
object ion . The app l icant has ind icated that current ly the 
enterpr ise employs 40 permanent sta f f w ith 40 temporary sta f f  
occas ional ly used and that this  scheme would add an addit iona l  
60 permanent staff  with a poss ib le 50 temporary staf f .  
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I  am of the opinion that  approval  o f such a scheme would introduce 
a tourism fac i l i ty that would be of a h igh qual i ty and potent ia l ly  be 
of a regional s ign i f icance. Th is v iew is endorsed by Lancashire and 
Blackpool tour ist  board.  

2 .20 :  As wi l l  be conf irmed in th is  s tatement a number of these points are equal ly  
appl icable to the current scheme, inc luding :  

  The support of Histor ic Eng land, formerly Engl ish Her itage.  

  The broad locat ion of the extens ions in areas where views wi l l  be 
minimised .   

  That mater ia l  cons iderat ions are brought forward, inc luding an economic 
just i f i cat ion case .  

  The support  of the loca l tour ism board (Market ing Lancashire) ,  as wel l  as  
in this case , the Loca l  Enterpr ise Partnership .    

  Job creat ion and support benef its .   

2 .21 :   However , in 2020 two dif ferent c ircumstances are for cons iderat ion:   

1 .  The pr inc ip le of a major extension of the exis t ing fac i l i ty exists ,  whereas  
th is was not the case in 2009;  

2 .  The impacts of COVID-19 and the current recess ion on the economy are 
wide ly pred icted to be unpara l leled in l iv ing memory.  

EXTANT PLANNING CONSENT AS FALL-BACK POSITION   

2 .22 :  The 2009 approva l inc luded some 7 ,360m2 of new footpr int at Stanley House.  
Part of th is development (the bedroom block) was bui lt  out .   

2 .23 :  The remaining areas including new spa and leisure bui ldings and dining areas 
were not bui lt  out but  remain extant as the 2009 consent was commenced .  

2 .24 :  The unimplemented parts of the 2009 consent on the s ite c lear ly represent the 
appl icant ’s  fa l l -back pos it ion for de l iver ing new deve lopment at Stan ley House  

2 .25 :  The weight to be at tached to a landowner ’s fa l l -back posit ion has been conf irmed 
in a number of lega l cases .   

2 .26 :  For example , in Coln Park LLP v SSCLG [2011] EWHC 2282 (Admin) it  was 
recorded that :   

I t  is  common ground that the correct test to be appl ied in cons ider ing a 
fa l l -back argument i s whether there is  a reasonab le poss ib i l i ty that i f  
p lanning permiss ion were to be refused, use of land , or a deve lopment 
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which has been permitted, would take place, and such use or 
deve lopment would be less  desirable than that for which p lanning 
permiss ion is sought .” (emphasis  added)  

2 .27 :  In P F Ahern v SSE [1998] Env.  L.R .  189 the correct  approach was held to be as  
fol lows :  

The requirement to have regard to the cons iderat ion imports a 
requirement on the decis ion-maker to have before it  su f f ic ient mater ia l  
so that  the cons iderat ion can be assessed. In the context  of fa l l -back 
cases th is a l l  reduces to the need to ask and answer the quest ion : is  the 
proposed development in its  impl icat ions for impact on the environment ,  
or other re levant  p lanning factors ,  l i kely to have impl i cat ions worse than , 
or broadly s imi lar to, any use to which the s ite would or might be put i f  
the proposed deve lopment were refused? (at  p.196) (emphas is added) 

2 .28 :  First ,  there is  a ‘reasonable poss ib i l i t y ’  that the fa l l -back scheme would be 
del i vered i f  the current scheme was not  accepted.  The consented but 
unimplemented extens ions do del iver a quantum of accommodat ion which would 
increase the offer  of Stanley House, even though this  accommodat ion does not 
re late wel l  to the needs of the current market or operator .  

2 .29 :  There is  a need for new accommodat ion as  the hote l operat ion has been loss 
making at a smal ler sca le for many years .   

2 .30 :  There is  more than a reasonab le poss ibi l i ty that the bui ld ings which const itute 
the fa l l -back pos it ion would be de l ivered .  

2 .31 :  Histor ic Eng land conf i rmed the existence of th is fa l lback pos it ion in its  pre-
appl icat ion response, not ing that :    

This  pre-app l icat ion fo l lows a prev ious ly consented scheme to extend 
the business operat ion on the s ite ,  granted permiss ion in 2008 under 
references 3/2008/0547 and 3/2008/0548.  It  has therefore been 
accepted that a hotel use is  an appropriate one for the s ite ,  and that  
some expans ion of the bui lt  form wil l  be necessary to secure th is use .  
As th is  has been part ia l ly implemented it  forms appl icant ’s ‘ f a l l -back 
posi t ion ’ in the event of the current ly proposed scheme not being 
granted consent ,  and i s therefore a mater ia l  cons iderat ion. (emphas is  
added) 
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3 .  THE APPL ICANT 
3.1:  The appl icant for development is Monte Blackburn Ltd (Monte) .   

3 .2:  Monte acqu ired the hotel in Ju ly 2020,  the acquis it ion from the prev ious owners 
hav ing been agreed pr ior to the pandemic lockdown and completed dur ing the 
result ing temporary c losure of the hotel and associated funct ion venue.  

3 .3:  Monte intends to develop the hote l into a ‘best in c lass ’  bout ique / l i festy le 
country hote l and spa ,  introducing new funct ion space,  adding a new bedroom 
block and a second and new spa & wel lness fac i l i ty .   

3 .4:  The company has recent ly reopened the hotel .   

3 .5:  As wel l  as  the Stanley House, Monte owns Front ier  Park Blackburn where it  is  
due to deve lop a new 112 bedroom hote l in associat ion with Hampton by Hi lton.   

3 .6:  Monte and i ts parent  company Euro Garages Ltd is  a lead ing employer  in the 
area and a major cont r ibutor to the economy of the North West .  I t  employs a 
s ign i f icant number of people at i ts  B lackburn headquarters and more across the 
region . Based in Blackburn, Euro Garages was founded in 2001 by brothers 
Mohsin and Zuber Issa with the acqu is it ion of a s ingle petrol  f i l l ing stat ion in 
Bury, Greater Manchester .   

3 .7:  Since then, Euro Garages has establ i shed itse l f  as one of the UK’s  fastest growing 
and most recognisab le forecourt operators ,  with an expanding portfol io of 
around 4500 s i tes across the UK, main land Europe, the USA and Austral ia .  The 
company employs over 8 ,000 people in the UK.  

3 .8:  Given the ownership ’s c lose proximity to th is s ite ,  i t  is  c lear ly a very important  
project for them. This  creates the potent ia l  to work with the Borough Counci l  
and other stakeholders  such as Histor ic Eng land to create a development of the 
highest qua l i ty .    
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4 .  PRE-APPL ICATION ENGAGEMENT    
4.1:  The Nat ional  P lann ing Pol icy Framework (NPPF) supports  pre-app l icat ion l ia ison 

with loca l author it ies (and communit ies) by appl icants  and states that :   

39. Ear ly engagement has s igni f icant potent ia l  to improve the e ff ic iency 
and e ffect iveness of the plann ing app l icat ion system for al l  part ies .  Good 
qual ity pre-app l i cat ion discuss ion enables better coordinat ion between 
publ ic and pr ivate resources and improved outcomes for the community .  

4 .2:  Paragraph 40 is a lso cr it ica l  as in th is case it  goes onto state that :   

Loca l p lann ing author it ies  have a key role to play in encourag ing other 
part ies  to take maximum advantage of the pre-appl icat ion stage.  They 
cannot require that a deve loper engages with them before submitt ing a 
p lanning app l icat ion, but they should encourage take-up of any pre-
appl icat ion services they do offer .  They should a lso, where they th ink 
th is would be benef ic ia l ,  encourage any appl icants who are not a lready 
required to do so by law to engage with the loca l community before 
submitt ing their app l icat ions . (our emphas is) .   

4 .3:  The appl icants  have undertaken a very substant ia l  leve l of pre-appl icat ion 
engagement with both the local  p lanning authority and key consu ltees as out l ined 
below.   

ENGAGEMENT WITH RIBBLE VALLEY BOROUGH COUNCIL     

4 .4:  The appl icants cons idered it  benef ic ia l  to engage with R ibble Val ley Borough 
Counci l  at a very ear ly  s tage in the process .   

4 .5:  Fol lowing the purchase of the s ite the owner of Monte Hospita l i ty met with 
senior of f icers of the counc i l ,  together with his deve lopment partner , to expla in 
h is intent ions for the s ite .   

4 .6:  An init ia l  pre-appl icat ion presentat ion meet ing between representat ives of the 
appl icant ,  their arch itect and other members of the project team and senior 
of f i cers  of the counci l  took place on August 10th 2020.   

4 .7:  At the meet ing the intent ions of the app l icant  and the need to progress promptly 
with a p lanning app l icat ion and development was conf irmed.  

4 .8:  Pre-appl icat ion documents were then prompt ly prepared and submitted on 
September 10th 2020.  

4 .9:  A second meet ing date was sought but  was not forthcoming and therefore due 
to the press ing need to advance the development , an appl icat ion is  made before 
the end of 2020.  
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4.10 :  In formal verbal feedback was received from Off icers however and this re lated to 
two matters .  F i rs t ly ,  that  cons iderat ion should be given to inc luding more 
contemporary design inf luences and secondly that two new parking areas s ited 
direct ly  to the west of the proposed access road into the s ite  should be 
reconsidered or removed.  

ENGAGEMENT WITH HISTORIC ENGLAND   

4 .11 :  A pre-app l icat ion meet ing took p lace between Histor ic Eng land the appl icant ,  
the appl icant ’s  agent ,  her itage advisor and architect on the 11th August 2020.  

4 .12 :  The forma l pre-appl icat ion response dated 25th September from Histor ic 
Eng land is  attached at Appendix 1 .  

4 .13 :  The summary of the document states that :   

Stanley House is  an attract ive example of a h igher status house of  
seventeenth century construct ion, which is t ypica l of the yeoman and 
gentry houses found in the north-west .  The bui ld ing is  of h igh 
arch itectura l  and histor ic interest ,  and represents an important example 
of regional vernacular d ist inct iveness .   

The app l icant states that the proposed rev ised masterplan has been 
des igned in order to create a more economical ly v iab le overal l  
hospita l i ty offer  for the s ite.  The assoc iated alterat ions to the prev iously 
approved scheme would increase the footpr int  of the bui lt  on the s i te .  
However ,  i t  would a lso reduce its intens i ty ,  and would a l low the pr inc ipa l  
e levat ion of the l is ted bui ld ing to be v iewed without physical accret ions  
to e ither s ide.  The proposals  are cumulat ive ly cons idered to be more 
sensit ive to the s ign i f icance of the l is ted bu i ld ing than the prev iously 
approved masterplan  

Histor ic Eng land would therefore conc lude that we would have no 
object ion i f  the rev ised proposals were brought forward at  app l i cat ion 
stage, sub ject to the proposals  being supported by a robust suite of 
documents ,  bu i ld ing on those presented to support th is pre-appl icat ion 
submiss ion .  

4 .14 :  The response goes onto make a notable design suggest ion as fo l lows:   

To the west of the s ite,  the appl icant seeks to create a more formal area 
of garden between one of the barns and the proposed new banquet ing 
bui ld ing . This  is  not inherent ly object ionab le ,  and it  is  understood how 
this area would support the funct ioning of  the banquet ing bui ld ing .  
However ,  care should be taken to ensure that the bu i ld ing and formal 
garden read as a modern creat ion , and do not create a histor ical ly  
inauthent ic suggest ion that  the s ite prev ious ly had a wal led garden or a 
more formal landscaped sett ing. This  cou ld be achieved by ensur ing that 
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the new banquet ing bu i ld ing is  of a high qual i ty but modern design , and 
poss ib ly through the introduct ion of sma l l  plaque on the banquet ing 
bui ld ing not ing the date of construct ion of the bui ld ing and garden.  

4 .15 :  This  advice has been taken and more contemporary design elements are included .  
It  i s  proposed that a condit ion be appl ied to the grant of consent requir ing that  
the suggested plaque be attached to the banquet ing bui ld ing as recommended.  

ENGAGEMENT WITH LANCASHIRE COUNTY COUNCIL (HIGHWAYS)  

4 .16 :  As part of the pre-appl icat ion process ,  the appl icant ’s  transport advisors have 
engaged with Lancashi re County Counci l  Highways Team via a pre-appl icat ion 
process .   

4 .17 :  No object ions to the proposa ls were raised and parking numbers provided ref lect  
d iscuss ions with Highway Off icers .    

4 .18 :  No object ion was ra ised by re levant  Off icers  in the Highways Team to the minor 
divers ion of the Publ ic Right of Way that is  proposed.   

CONCLUSIONS ON PRE-APPLICATION ENGAGEMENT  

4.19 :  I t  can be concluded that the appl icants  have taken a l l  reasonable steps to engage 
posi t ive ly with relevant stakeholders to the appl icat ion process ,  dur ing the plan 
preparat ion process ,  in order to fac i l i tate the prompt submiss ion of an 
appl icat ion which meets the operat ional  needs of the (current ly loss-making) 
hotel .   
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5 .  PROPOSED DEVELOPMENT  
5.1:  The proposed development at  s ite is   

New development (to replace approved but unbui l t  development from 
2009 planning consent) including : New Spa and Leisure Complex,  
Banquet Ha l l ,  Extens ions to Exis t ing Hotel Entrance and Restaurant ,  New 
Bedroom Block , Extended Car Park, Amendment of Interna l Access Road,  
Rerout ing of Park o f Publ ic R ight  of Way and Enhancement o f Ex is t ing 
Sect ion of R ight of Way, New Hard and Soft Landscaping and Tree 
Plant ing.  

5 .2:  The descr ipt ion of development clear ly states  what is  proposed at the s ite on an 
area bas is .   

5 .3:  More detai l s of the proposed development are set  out in the Design and Access 
Statement and other documents accompanying th is appl icat ion. However , the 
fol lowing is noted.  

5 .4:  The development overal l  has been designed to repl icate consented but unbui lt  
deve lopment at the s ite .   

5 .5:  I t  is  intended to create a ‘once in a generat ion’ investment in the s i te to meet 
the requirements of the hotel operat ion. The hotel operat ion is a loss-making 
one and add it iona l accommodat ion is  required in order to ensure that it  can 
become prof it  making and trade at a leve l  that del ivers a greater level  o f 
economic benef its ,  a l lowing cont inued investment in the pr inc ipal h istor ic  
bui ld ing and del iver ing greater benef it s to the region. Further in format ion is  
provided in the accompanying Economic Benef its  Statement .  

5 .6:  The level of investment in upgrad ing the complex and i ts subsequent operat ion 
wi l l  del i ver important benef its  for the reg ion .   

5 .7:  In terms of the design approach taken to the proposed development the 
operat iona l layout of the proposals is  set out in the Design and Access Statement 
and Economic Benefits  Statement .  

5 .8:  However ,  in terms of broad design pr incip les  the intent ion has been to:  

  Respect the histor ic l is ted bui ld ing (unl ike with the 2009 consent there is 
no l ink corr idor provided from the new development to the l is ted 
bui ld ing) .  V iews to the l isted bui ld ing have been preserved and enhanced 
where possib le .   

  To avoid two storey development across al l  areas of new development in 
proximity to the l isted bui ld ing . As shown in Fig .  3 ,  s ingle storey .  Grass 
f lat-roof development is s ited in c lose proximity to the l is ted bui ld ing .  
Taking th is approach increases the spread of development in compar ison 
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to the theoret ical (and consented) alternat ive of prov id ing two storey 
deve lopment in c lose proximity to the l is ted bui ld ing.  

  In addit ion to the grass roofs ,  a  contemporary design approach has been 
taken to ensure that new bui lding works appear as of their t ime, whi l st  
s tone and s late is  a lso used extensively in order to ensure that  the new 
bui ld ings re late wel l  to the l is ted bui ld ing and the local vernacular .     

 

                  F i g .3 .  Arch i tect ’ s  per spect i ve  o f  new deve lopment  

Car Park ing and Access  

5 .9:  New car park ing is  required at the s i te to serve the new development . A tota l 
no. of 400 spaces wi l l  be ava i lab le fo l lowing development .    

5 .10 :  The locat ion of the new parking has been carefu l ly cons idered in terms of 
landscape and operat ional i ssues.  

5 .11 :  An exist ing ‘back of house’ car park at the northern end of the s i te wi l l  be 
extended to accommodate 70 car parking spaces . Parking in th is  locat ion is 
required to meet the operat iona l needs of the spa. Creat ion o f the new parking 
wi l l  be accompanied by strateg ic landscaping around the northern edge of the 
s ite which wi l l  help to better accommodate proposed development in the 
landscape , whi lst  at the same t ime ensur ing that ex ist ing development has a 
better sett ing in the landscape.   

5 .12 :  The major ity of the new parking provided is to the south of the s ite .  The 
appl icant ’s  land ownership provides a c lear opportunity to accommodate new 
car parking between an exis t ing wel l-treed boundary to the southern per imeter 
of the current  s ite and an area of dense woodland s l i ght  further south.   
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5.13 :  108 new car park ing spaces wi l l  be over f low spaces with grasscrete or a s imi lar  
sur fac ing mater ia l  used .  This wi l l  create a more natura l edge to the extended car 
park compared to the sur fac ing of a l l  of  the new car park with tarmac. Clear ly 
the over f low park ing wi l l  on ly be used at busy t imes so act iv ity to the outer 
edges of the s ite wi l l  be reduced .  

5 .14 :  A s igni f icant amount of new woodland plant ing wi l l  be provided as  part of the 
proposed deve lopment .  

5 .15 :  As noted in sect ion four , advice received from the Borough Counci l  was to delete 
proposed areas of new parking to the western edge of the access road and thi s  
adv ice has been compl ied with .  

5 .16 :  In addit ion to the new parking the exis t ing access road internal to the s ite wi l l  
be rerouted and moved s l i ght ly further westwards ( this  was also approved on 
the 2009 consent) .  Moving the access road a l lows the proposed development to 
be incorporated without deve lopment tak ing place intensively ,  in proximity to 
the main l is ted bui ld ing.  

5 .17 :  The publ ic r ight of way is  a lso proposed to be moved westwards at  the same 
t ime. The minor divers ion of the route is  not cons idered to impact upon the 
exper ience of users of the r ight of way.  

5 .18 :  As part of the rerout ing of the access dr ive and publ ic r ight of way new 
landscap ing is  proposed. This  wi l l  help to ass imi late the development into the 
landscape and wi l l  create a stronger landscaped boundary to the s ite than 
current ly exis ts .   

Sca le of Deve lopment   

5 .19 :  As noted in sect ion two, the 2009 approva l inc luded some 7,360m2 of new 
footpr int at  Stanley House. Part of th is deve lopment ( the bedroom block) was 
bui lt  out .  There is a remaining 4 ,658m2 of new deve lopment which cou ld be 
completed as part of the extant consent .   

5 .20 :  The proposed deve lopment totals 5 ,588m2 (remodel led entrance: 54.5m² ;  
extended restaurant :  81.9m²;  new bedroom wing: 1 ,326.6m² ;  new banquet  ha l l :  
1 ,223 .6m²) .  

5 .21 :  This  ref lects a 19.9% increase in the bui lt  footpr int proposed over and above the 
extant deve lopment that cou ld be del ivered at the s ite .   

5 .22 :  However ,  as noted the exis t ing bui l t  and consented but unbui lt  footpr int of the 
s ite ( the app l icant ’s  fa l l -back pos it ion) would be 7,360m2.  

5 .23:  I f  approved, the current proposals would increase the tota l  s ite development 
from 7,360m2 which could result  i f  the previous consent was completed to 
8,293m2 with this rep lacement appl icat ion. This  represents an increase in the 
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total  footpr int at  the s i te of just 12 .6%. This  is  considered the most sa l ient f igure,  
g iven that  this  represents the actua l increase over the fa l l -back posi t ion.  

5 .24 :  The operat ional  requirements for the level  o f f loorspace increase are as set  out  
in the accompanying Economic Benef its  Statement and Des ign and Access 
Statement .  
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6 .  BENEF ITS OF DEVELOPMENT   
 I t  is  c lear  that there are numerous benef its  that  the proposed development 

would del i ver in economic , socia l  and environmenta l terms.   

 These benef its are set  out below as benef its  ar is ing from development .  

ECONOMIC BENEFITS OF DEVELOPMENT  

 The fol lowing economic benef its  of development exist (see also Economic 
Benef it s Statement for the source of these benef its) :   

Quant i f iab le Economic Benefit s  
 

EC1 - Construct ion benef its  – net addit ional  construct ion re lated GVA in 
Lancash ire of £14.9 mi l l ion together with a further £8 mil l ion GVA across the 
North West region (see Economic Benef its  Statement) .  

 
EC2 - The creat ion of 30 net addit iona l permanent ful l -  t ime equiva lent jobs in 
the local economy together with the equ ivalent of 152 years of construct ion 
re lated employment in Lancashire together with a further 77 years of 
construct ion sector employment across the North West region (see EBS) .  

 
EC3 - Net addit iona l employment GVA in the accommodat ion, food and heal th 
and wel l-be ing sector in Lancash ire of c .  £11.5 mil l ion at  2020 pr ices (see EBS) . 
 
EC4 - Increased demand for goods and services from loca l  businesses leading 
to an aggregated net addit iona l expenditure in the local economy of £6.5 mi l l ion 
(see EBS) .  
 
EC5 – A notable bus iness rates to Ribble Val ley Borough Counci l  helping to 
promote the cont inued provis ion o f publ ic services .  

 
  

Qual itat ive Economic Benef i ts  
 
EC6 - Improved qual i ty and contr ibut ion to the Ribble Val ley , B lackburn with 
Darwen, Preston and Lancashire of fer from the enhancement of exist ing vis itor 
and funct ion accommodat ion and the creat ion of a new spa .  
 
EC7 - Increased act iv ity from tourism and bus iness users .   
 
EC8 - Opportunit ies  to generate improved ski l l s  and ‘on the job’ learn ing across  
construct ion,  grounds maintenance , hea lth and wel l-  being and v is itor economy 
sectors .   
 
EC9 - Enhancements to vita l i ty in the loca l area and communit ies .   
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 These economic benef its  are notable and must weigh heav i ly in the planning 
balance during the unprecedented economic s ituat ion caused by Covid-19 .  

 In his  Autumn Statement , pub l ished 25 November 2020, the Chancel lor  noted 
that :   

Our economic emergency has only just begun….And the economic 
damage is l ike ly to be last ing.  

 The economic benef its  are of ampl i f ied importance as they would be del ivered 
on the edge o f the Eas t Lancashire conurbat ion. It  is  wide ly ant ic ipated by some 
leaders in the north that the impacts of the recess ion wi l l  be far greater in the 
north of Eng land.   

Env ironmental Benef i ts   
 

 In add it ion to economic benef its  a number of environmenta l benef it s  ar ise from 
the deve lopment . These environmenta l benefi ts ex ist  in terms of the bui lt  
env ironment (her itage) and the natura l env ironment . These are l i sted below:   

ENV1 - Generat ion of income (turning a loss-making bus iness into a profi t  making 
one) ensur ing a viable use of the s ite,  in turn ing pay ing for ongoing maintenance 
of the her itage asset .  This benef it  was confirmed in the pre-app l icat ion response 
of Histor ic England , who noted that :   

 
The revised proposed scheme seeks to remodel the bui lt  prov is ion on 
the s ite ,  to provide i t  with a v iab le long-term use. In pr incip le this  is  
supported by Histor ic Eng land,  as a v iable use wi l l  a lso secure the long-
term maintenance and protect ion of the l isted bui ld ing.  

 
ENV2 - Demolit ion of some uns ight ly  “back of house” bui ld ings thereby 
enhancing the sett ing of Stan ley House and the barns .  
 
ENV3 -  The enhancement of the appearance and condit ion of the exist ing publ ic  
footpath and gateway as a h istor ic route to Stanley House.  

 
Natura l Env ironment   
 
ENV4 -  Sensit ive landscaping re inforcing key views of the development and 
re inforcing a parkland sett ing, whi ls t  reducing views of more modern 
deve lopment (recent bedroom block and tarmac access dr ive) from Mire Brow. 

 
ENV5 – 1.4ha of new woodland and 550 of new hedgerow wi l l  del iver landscape 
and carbon sequestrat ion benef its  (1 .96 tonnes of carbon per year 1) .  
 

 
1 Fores t ry  Commis s ion  pub l i ca t ion  ‘M i t i ga t ion :  P l an t in g  more  t rees ’  con f i rms  wood land seques t ers  

1 .4  tonnes  o f  carbon per  yea r .  I n  th i s  ca se 1 .4  ha  o f  wood land i s  proposed sequester ing  1 .96  
tonnes  o f  carbon .  
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ENV6 – A biodivers it y net ga in of 835% in the condit ion of the s ite ar is ing from 
new landscaping , as conf irmed in the Biodivers ity Enhancement Appraisal  
accompanying the app l icat ion.  

 
Soc ia l Benef it s  
 
SB1 - It  i s  c lear that the benef its  that  wi l l  ar ise from the proposed development 
are predominate ly economic and environmenta l (bui lt  her itage and natura l 
env ironment) .   

  
Neverthe less ,  i t  is  apparent  that many of those benef its  are a lso societa l benefit s .  
The protect ion and enhancement of employment at the s ite ,  with tra in ing 
opportunit ies  and apprent icesh ips are c lear  socia l benef its .   

 
At the same t ime investment in and enhancement of the his tor ic environment 
further contr ibutes to society .    
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7 .  THE DEVELOPMENT PLAN 
7.1:  Previous proposa ls for the extens ion of the hotel were cons idered to be planning 

pol icy compl iant  in 2009. Loca l and nat ional  pol icy has nevertheless changed 
s ince that t ime and relevant pol icy i s appraised in th is  sect ion ( loca l pol icy)  and 
the fol lowing sect ion (nat iona l pol icy) .   

7 .2:  THE DEVELOPMENT PLAN  

7.3:  The deve lopment p lan is  made up of the adopted pol ic ies  of the Core Strategy 
(2008-2028) and Housing and Economic Deve lopment – Development Plan 
Document (2008-2028).  

7 .4:  The fo l lowing object ives and key statements from the Core Strategy are of 
pr inc ipa l relevance.    

LOCAL PLAN 
POLICY  

POLICY AND COMMENTARY   

Core Strategy 
Strateg ic Object ives   

“ Improve the competit iveness and product iv ity of loca l 
bus inesses by safeguarding and promoting loca l employment 
opportunit ies .”  
 
“Co-ordinate, innovate and divers i fy sustainable tour ism, 
bui ld ing on our strengths and develop ing new ini t iat ives .”  
 
The proposed development wi l l  safeguard and promote loca l 
employment and help to turn a loss-making operat ion into a 
prof it-making operat ion, as  conf irmed in the support ing 
economic benef i ts s tatement .  

KEY STATEMENT 
EN1: GREEN BELT 

“The overa l l  extent of the green be lt  wi l l  be mainta ined to 
safeguard the surrounding countrys ide from inappropriate 
encroachment .  The deve lopment of new bui ld ings wi l l  be 
l imited to the purposes of agr icu lture ,  forestry ,  essent ia l  
outdoor sport and recreat ion , cemeter ies and for other uses 
of land which preserve the openness of the green belt  and 
which do not conf l ict  with the purposes of the des ignat ion .”  
 
New development wi l l  have a greater impact  upon the Green 
Belt  (19%) than approved but unbui lt  extensions . This  
addit iona l deve lopment is required to ensure a sustainab le 
future for the upgraded hotel  fac i l i ty as  conf irmed in 
support ing documents .    
 
The proposed development is wel l- re lated to exis t ing bui ld ing 
and in part redevelops  exis t ing bui ld ings .   
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The pol icy wording re lates to the ‘overa l l  extent ’  of the Green 
Belt .  ‘Overal l ’  suggests a degree of f lex ib i l i ty in s trateg ic  terms 
and the Green Belt  wi l l  not  be negat ive ly impacted to any 
notable degree. Further Green Belt  assessment is made in the 
nat iona l pol icy sect ion .   
 

KEY STATEMENT 
EN3: SUSTAINABLE 
DEVELOPMENT 
AND CLIMATE 
CHANGE 

A Sustainab i l i ty Statement is submitted with the appl i cat ion 
which conf irms the considerat ion given to  solar  gain and 
maximis ing the thermal enve lope of the bu i ld ing . E lectr ic car  
charging points  are a lso proposed.  

 
In the surrounding environment , new woodland p lant ing of 
1 .4ha is  proposed on the s ite .  Th is is  h ighly sustainable and wi l l  
sequester 1 .96 tonnes of carbon per year from the atmosphere .   

KEY STATEMENT 
EN4: 
BIODIVERSITY 
AND 
GEODIVERSITY 

 A Prel iminary Ecology Appraisal has been undertaken and 
fol lowing th is a Biodivers ity Enhancement Appraisa l submitted 
with the appl icat ion th is  conf irms that  the biodivers i ty interest 
of the s ite wi l l  increase by 835% based on the submitted 
landscape p lan.    

KEY STATEMENT 
EN5: HERITAGE 
ASSETS 

Of cr it ical reference, the statement supports :   
  

“Recogn is ing that the best way of ensur ing the long term 
protect ion of her itage assets i s to ensure a v iab le use that 
opt imises opportun it ies  for sustain ing and enhancing its 
s ign i f icance.”  
 

This  is key to the proposals  as presented .  
 

The statement a lso supports :   
 

“Cons ider ing any deve lopment proposals  which may impact on 
a her itage asset or their sett ing through seek ing benef i ts that  
conserve and enhance their s ign i f icance and avo ids any 
substant ia l  harm to the her itage asset .”  
 
The plann ing appl icat ion is  accompanied by a Heritage 
Statement which l ist s at paragraph 8 .5 .3 .3 12 her itage benef i ts  
associated with the proposal before not ing that :   

 
“These her i tage and environmenta l benefi ts far outweigh any 
harm”.  

 
The c lear support of Histor ic England for the proposals as  
presented to them at  the pre-app l icat ion stage also po ints to 
th is pol icy being compl ied with .   
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KEY STATEMENT 
EC1: BUSINESS 
AND 
EMPLOYMENT 
DEVELOPMENT 

The pol i cy states :   
 
“Employment deve lopment wi l l  be directed towards the main 
sett lement of Cl itheroe,  Whal ley and Longridge as the 
preferred locat ions to accommodate employment growth 
together with land at Barrow Enterpr ise Site ,  the Lancashire 
Enterpr ise Zone at Samlesbury and locat ions wel l  re lated to 
the A59 corr idor .”  
 
Stanley House is  wel l  related to the A59 corr idor and i ts  
cont inued and enhanced operat ion is  c lear ly  complementary 
to the nearby Lancashi re Enterpr ise Zone.  
 
“ In consider ing the deve lopment of land for economic 
deve lopment and in determin ing where th is land wi l l  be 
located, pr ior it y wi l l  be given to the use of appropriate 
Brownf ie ld s ites to del i ver employment-generat ing uses 
inc lud ing a preference for the re-use of ex ist ing employment 
s ites before a lternat ives are cons idered.” 
 
Stanley House and its  immediate sett ing where development 
wi l l  take place can be cons idered a brownf ie ld s ite .    

KEY STATEMENT 
EC3:  VIS ITOR 
ECONOMY   

“Proposa ls that contr ibute to and strengthen the vis itor 
economy of Ribble Val ley wi l l  be encouraged, inc lud ing the 
creat ion of new accommodat ion and tourism fac i l i t ies through 
the convers ion of exist ing bui ld ings or assoc iated with ex ist ing    
attract ions . Signi f icant  new attract ions wi l l  be supported, in 
c ircumstances where they would del iver overal l  improvements 
to the environment and benef its  to loca l communit ies and 
employment opportun it ies .”  
 
The deve lopment is  in s trong compl iance with th is  pol icy 
statement as conf irmed in the submitted Economic Benef i ts  
Study .  

 

7 .5:  For the reasons set  out above , the proposed deve lopment can be cons idered to 
be in conformity with the deve lopment plan for the area .  
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8 .  THE NATIONAL PLANNING POLICY 
FRAMEWORK AND PLANNING GUIDANCE 

8.1:  The Nat ional P lanning Pol i cy Framework (NPPF) states (paragraph 8) that there 
are three dimens ions to sustainab le deve lopment :  

• An economic role – contr ibut ing to bu i ld ing a strong , respons ive and 
competi t ive economy, by ensur ing that suff ic ient land of the r ight type 
is  ava i lab le in the r ight  p laces and at the r ight t ime to support growth 
and innovat ion;  and by ident i fy ing and coordinat ing development 
requirements ,  inc lud ing the provis ion of infras tructure ;  

• A soc ia l role – support ing strong, v ibrant and heal thy communit ies ,  by 
provid ing the supply of housing required to meet the needs of present 
and future generat ions ;  and by creat ing a h igh qual i ty bu i lt  env ironment ,  
with access ib le loca l services that ref lect the community ’s needs and 
support it s hea l th, socia l  and cu ltura l wel l -being; and  

• An environmenta l role – contr ibut ing to protect ing and enhancing our  
natura l ,  bui l t  and histor ic env ironment ;  and,  as part of  this ,  he lp ing to 
improve biod ivers ity ,  use natura l resources prudent ly ,  minimise waste 
and pol lut ion, and mit igate and adapt to cl imate change inc luding moving 
to a low carbon economy. 

8 .2:  The proposal wi l l  del i ver a number of benef its  from an economic , socia l  and 
environmental perspect ive in accordance with Framework gu idance as qual i f ied 
in sect ion s ix.   

8 .3:  The fol lowing nat iona l pol i cy references from the Nat iona l P lanning Pol icy 
Framework are considered of key re levance to the proposals .  
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NPPF PARA.   COMMENTARY  

39-41   The paragraphs exto l  the benef its  of the pre-appl icat ion adv ice 
process .  The app l icant has sought pre-appl icat ion advice from 
Histor ic Eng land and R ibble Val ley Borough Counci l .   

 
 Histor ic Eng land’s  feedback has been rece ived and has been 
taken into account in the f ina l app l icat ion proposals .  

 
 No pre-appl icat ion response was received from Ribble Val ley 
Borough Counci l  however some informal feedback regarding 
an area of new park ing on the pre-appl icat ion proposals has 
led to it  being deleted.     

  
80 “P lanning pol ic ies  and dec is ions should help create the 

condit ions in which bus inesses can invest ,  expand and adapt . 
S igni f i cant  weight should be p laced on the need to support 
economic growth and product iv it y ,  taking into account both 
local  bus iness needs and wider opportunit ies  for 
deve lopment .”  

 
The proposals  c lear ly rece ive support from this  pol icy 
guidance with reference to the benef its  conf i rmed in sect ion 
s ix of th is  s tatement and the accompanying Economic Benefi ts 
Statement .  

124 ‘The creat ion of h igh-qual i ty bu i ldings and places is  fundamental  
to what the plann ing and development process should ach ieve.  
Good des ign is  a key aspect of susta inab le development , 
creates better p laces in  which to l i ve and work and he lps make 
deve lopment acceptab le to communit ies . ’   

 
 New deve lopment is brought forward by an arch itect pract ice 
which has de l ivered award-winn ing her itage led development 
at th is  s i te in the past .  The design is  guided by both her itage, 
landscape and ecolog ical input ,  as  wel l  as sustainabi l i ty  
considerat ions , with her i tage and environmenta l  benef i ts 
ar is ing as a result .  The pre-app l i cat ion feedback of Histor ic 
Eng land conf irms these benef its  and points to the qual i ty of 
the design proposed.  

  
141 / 143 / 144 /  
145 c) and g) 

These pol ic ies re lat ing to Green Belt  are assessed later in this  
sect ion .   

170 170. P lanning pol ic ies and dec is ions should contr ibute to and 
enhance the natural and loca l  environment by :  
a) protect ing and enhancing valued landscapes , s ites of 
b iodivers ity or geologica l  value and soi l s ( in a manner 
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commensurate with their  s tatutory status or ident i f ied qual i ty 
in the deve lopment p lan) ;  and ,  
 
d) minimis ing impacts  on and provid ing net ga ins for 
b iod ivers ity ,  includ ing by estab l ish ing coherent ecologica l 
networks that are more res i l ient to current and future 
pressures . 
 
The environmental benef its of deve lopment include:  
 

  Enhancing the landscape around the Stan ley house 
through new landscap ing and woodland p lant ing help ing 
to ass imi late the exis t ing s ite better into the landscape .  

 
  Provid ing an 835% biodivers ity net ga in increase for the 

s ite.   
 

192 Loca l P lanning Authori t ies  should have regard to:  
‘a)  the desirabi l i ty of sustain ing and enhancing the s ign i f icance 
of  her itage assets and putt ing them to v iable uses cons istent 
with their conservat ion;  
b) the posi t ive contr ibut ion that conservat ion of her i tage assets 
can make to sustainab le communit ies  inc luding the ir economic 
v it a l i ty ;  and 
c) the desirab i l i ty of  new deve lopment making a pos it ive 
contr ibut ion to local character and d is t inct iveness . ’  
 
This  adv ice to Core Strategy Statement EN5 which supports :   
 
“(Recogn is ing that) the best way of ensur ing the long term 
protect ion of her itage assets  is to ensure a v iable use”  

 
The proposa ls conform to this  nat ional  and loca l pol i cy .  By 
help ing to del iver a viable use for a loss-making fac i l i ty i t  wi l l  
help to del iver ongoing investment in the her i tage asset that  is  
Stanley House and some of i t s surrounding bui ld ings .  The 
ongoing conservat ion of the her itage asses in a viab le use wi l l  
contr ibute to the economic v ita l i ty of the surrounding area.  

193  “When consider ing the impact  of a proposed development on 
the s igni f i cance o f a designated heritage asset ,  great weight 
should be given to the asset ’s conservat ion (and the more 
important the asset ,  the greater the weight  should be) . This is 
ir respect ive of whether any potent ia l  harm amounts to 
substant ia l  harm, tota l loss  or less  than substant ia l  harm to its 
s ign i f icance.”  
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Great  weight i s be ing given by the appl icants  and project and 
des ign team, as guided by a her itage consu ltant ,  to the her it age 
asset .  A number of key her itage benef its  are being del ivered as 
conf i rmed in the accompanying her itage statement .  These are 
l is ted at paragraph 8.5 .3 .3 of the statement ,  with the author 
then not ing that :  
 
“These her itage and environmenta l  benef its  far  outweigh any 
harm”.  
 
Acknowledging the s igni f icance of the her itage asset ,  pre-
appl icat ion l ia ison has been undertaken with Histor ic England 
on the proposed deve lopment  

 

NPPF GREEN BELT POLICY  

OPENNESS AND PERMANENCE  

8.4:  Paragraph 133 conf irms the importance of Green Belt  openness :   

The Government attaches great  importance to Green Be lts .  The 
fundamenta l a im of Green Be lt  pol icy is to prevent urban sprawl by 
keep ing land permanent ly open;  the essent ia l  character is t ics of Green 
Belts are the ir openness and their  permanence.  

8 .5:  The exist ing s ite conta ins deve lopment and car parking and inc ludes  large open 
areas around the perimeter .  The proposed development wi l l  s l ight ly extend these 
per imeters ( to reroute the access road) but in general terms , the deve lopment 
is  accommodated within the exist ing per imeters of the s ite.   

8 .6:  The s ite i s in an isolated locat ion and there is  no prospect of i t  merging into 
other development .  Therefore , the minor extension of the s ite ’s  per imeter (as 
also approved in 2009) wi l l  have no strategic impact on the openness of th is part 
of the Green Be lt .   

8 .7:  In add it ion to the extent of the s ite ,  new development with in the s i te can a lso 
impact upon openness ,  inc lud ing by restr ict ing views through development .  

8 .8:  As conf irmed in f ig .  4 below, consented development in 2009 took the approach 
of intens ive ly accommodat ing new two-storey development in c lose proximity to 
the l i sted bui ld ing .   

8 .9:  The approach taken in 2020 is to less  intens ive ly deve lop in proximity to the 
l is ted bui ld ing . This is supported by Histor ic Eng land . This s l ight ly extends the 
spread of development however , by inc lud ing s ingle storey grass roof e lements 
there is  a trade-o ff  in openness terms between the greater spread of 
deve lopment and its height and bu i lt  form.  
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8.10 :  The two dif ferent approaches to form and mass ing have an equ ivalent impact on 
openness ,  but the 2020 approach has benef ic ia l  impacts  upon the histor ic 
bui ld ing .  

 

Fi g .  4  Consented deve lopment (above)  was t i ght ly  drawn around the  l i s ted bu i ld ing and  
inc luded double  storey roof s  throughout .  Proposed deve lopment  inc ludes a  greater  
spread of  development whi l s t  i n troduc ing s ing le  storey  green roof  e lements .   

 

8 .11 :  This  appl icat ion does promote a greater level of  development than the 2009 
consent and the permitted bui ld ing . As noted ear l ier in this  s tatement , there 
would be a 12.6% increase in bui lt  deve lopment at the s ite based upon the 
amount of deve lopment that would result  at s ite when the app l icant ’s fa l l -back 
posi t ion and the amount of development that  would result  fo l lowing approva l of 
the current proposa ls i s accounted for .  
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An increase in bui l t  development in the Green Belt  does not necessar i ly impact  
on openness .   

8 .12 :  We know from a 2016 court of appeal dec is ion 2,  va l idat ing the High Court ’s  
ear l ier v iew, that  impact on openness must not be l imited to an assessment of 
the vo lume or scale of the development and that v isua l impact  is  a leg it imate 
considerat ion in assess ing openness .   

8 .13 :  The court ’s decis ion in  that instance stated that :   

14. The concept of “openness of the Green Belt” is  not narrowly l imited 
to the vo lumetr ic approach suggested by Mr Rudd. The word “openness” 
is  open-textured and a number of factors are capable of being re levant 
when it  comes to app lying it  to the part icu lar facts of a spec i f ic case .  
Prominent among these wi l l  be factors re levant to how bui lt  up the 
Green Be lt  is now and how bui lt  up it  would be i f  redevelopment occurs 
( in the context of which, volumetr ic matters may be a mater ia l  concern,  
but  are by no means the only one) and factors relevant to the v isual  
impact on the aspect of openness which the Green Be lt  presents .  

15 The quest ion of v isual impact  is  impl i c it ly  part  of the concept of 
“openness of the Green Belt” as  a matter of the natura l meaning of the 
language used in para. 89 of the NPPF . I  cons ider that th is  interpretat ion 
is  a lso rein forced by the general guidance in paras .  79-81 of the NPPF, 
which introduce sect ion 9 on the protect ion of Green Belt  Land . There 
is  an important  v isua l d imens ion to check ing “the unrestr icted sprawl of  
large bui lt  up areas” and the merging of neighbouring towns , as  indeed 
the name “Green Belt”  i tsel f  impl ies .  Greenness is  a v isua l qual i ty :  part 
of  the idea of the Green Be lt  is  that  the eye and the sp ir it  should be 
re l ieved from the prospect o f unrelent ing urban sprawl .  Openness of 
aspect is  a character is t ic qua l i ty of the countrys ide , and “safeguarding 
the countrys ide from encroachment” includes preservat ion of that 
qua l i ty of  openness .  The preservat ion of “the sett ing … of h is tor ic 
towns” obviously refers in a mater ia l  way to their v isual sett ing,  for  
instance when seen f rom a distance across open f ie lds .  Aga in ,  the 
reference in para. 81 to planning pos it ive ly “to retain and enhance 
landscapes , v isual  amenity and biodivers ity” in the Green Belt  makes i t  
c lear that the v isua l d imension of the Green Belt  is an important part of 
the point of designat ing land as Green Be lt .  

(emphas is  added)  

8 .14 :  In this  case the development proposed i s wel l  related to exis t ing bui lt  
deve lopment at Stanley House and it s v isua l impact wi l l  be substant ia l ly reduced 
by the character ist i cs of the s i te and the surrounding area.  

 
2 Turner v Secretary of State for Communities and Local Government [2016] EWCA Civ 466 
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8.15 :  As noted in sect ion two of this s tatement , the committee report  recommending 
approva l  o f the extant appl icat ion at s i te noted on visua l impact .   

I  am of the opin ion that  the proposal  has been designed to minimise 
both the impact the development would have on the l isted bui ld ing and 
the loca l environment . As a l ready ind icated the alterat ions and 
extens ions are s ited in  areas that have l imited views and a topography 
that helps screen the bulk of the bui ld ings .  

8 .16 :  Although no Landscape Visua l Appraisa l was submit ted with the extant  
appl icat ion, an LVA has been prepared and is  submitted with th is appl i cat ion .  

8 .17 :  The LVA a lso compares the proposed deve lopment with extant but unbui lt  
deve lopment .   

8 .18 :  The LVA conf irms that  the locat ion and character is t ics  of the s ite mean that  it  
can absorb development v isual ly without s ign i f icant adverse impact .  

8 .19 :  I t  a lso h igh l ights  that :  

  Landscap ing put in p lace as part of the current development wi l l  
help to reduce the v isual impact of  ex is t ing deve lopment on the 
Green Be lt      

  There wi l l  be no greater visua l  impact  ar is ing from the proposed 
deve lopment when compared to the fa l l -back pos it ion (unbui lt  
deve lopment) .   

8 .20 :  Based upon the character is t ics  of the s ite and the des ign of development it  can 
be concluded that  development cannot automatica l ly be cons idered to have a 
greater impact on the openness of the Green Belt  ( than the appl icant ’s  fa l l -back 
posi t ion) .   

8 .21 :  The proposed development wi l l  not  have any strategic impact on the permanence 
of the Green Be lt  in th is locat ion. New landscaping, inc luding extens ive areas of 
woodland p lant ing wi l l  help to provide more permanent boundaries to the 
Stanley House s ite moving forward .  

GREEN BELT PURPOSES  

8 .22 :  In terms of Green Be lt  pol icy in the NPPF, paragraph 134 states that  Green Belt  
serves f ive purposes:  

To check the unrestr icted sprawl of large bui l t -up areas ;  To prevent 
neighbour ing towns merging into one another ; To ass is t  in sa feguarding 
the countrys ide from encroachment ; To preserve the sett ing and specia l  
character of h is tor ic towns; To ass ist  in urban regenerat ion , by 
encourag ing the recyc l ing of dere l ict and other urban land.  
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8.23 :  In so far  as the f i f th purpose and ass is t ing urban regenerat ion , as  there is  an 
extant consent for the extens ion of Stanley House, the ro le of the Green Belt  in 
th is regard would not be diminished by the proposals .   

8 .24 :  Given the sca le and extent  of the extens ions proposed, part icu lar l y when 
compared to the extant  consent ,  and their locat ion and re lat ionsh ip with exist ing 
bui lt  development at the s ite,  the proposa ls cannot be cons idered to impact  
Green Be lt  purposes relat ing  to prevent ing  unrestr icted sprawl ,  towns from 
merging into one another and to preserving the sett ing and specia l  character of 
h istor ic towns .   

8 .25 :  In terms of prevent ing the countrys ide from encroachment , the development wi l l  
be located across a s imi lar  area to consented development and with in the c lear  
conf ines created by exis t ing plant ing to the south and north-east  of the s ite .  
Strateg ic new landscap ing would serve to create strong boundar ies to the s ite .    

8 .26 :  The impact of the proposed extens ions, when cons ider ing the s i te and with 
regard to the fa l l -back pos it ion, on the Green Be lt  purpose relat ing to 
encroachment would be at most ,  minima l .    

8 .27 :  The proposals  when cons idered with regard to the fa l l -back posi t ion would 
real is t ica l ly have zero to minimal impact on Green Belt  purposes .  

ENHANCING THE BENEFICIAL USE OF GREEN BELT  

8 .28 :  Paragraph 141 of the NPPF states :  

Once Green Belts have been def ined, loca l p lanning author it ies should 
plan pos it ive ly to enhance the benef ic ia l  use of  the Green Belt ,  such as 
looking for opportunit ies  to provide access ;  to provide opportunit ies for 
outdoor sport and recreat ion ; to retain and enhance landscapes , v isual 
amenity and b iod ivers ity ;  or to improve damaged and derel ict land .  

8 .29 :  The strateg ic p lant ing proposed as part  of the current scheme wil l  enhance the 
current boundaries of the s ite and the v is ib i l i ty of exis t ing development with in 
it .  I t  wi l l  lead to an 835% increase in b iodivers ity as  a result  of s trategic p lant ing 
which is  c lear ly in accordance with paragraph 141.  

PROPOSALS AFFECTING THE GREEN BELT  

8 .30 :  Paragraph 145g states that :   

145. A loca l p lanning authority should regard the construct ion of new 
bui ld ings as inappropr iate in the Green Be lt .  Except ions to th is  are :  

( i rre levant  bul let points deleted)  

d) the replacement of  a bui ld ing , provided the new bu i ld ing is  in the 
same use and not mater ia l l y larger than the one it  replaces ;  
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g) l imited inf i l l ing or the part ia l  or complete redeve lopment o f prev ious ly 
deve loped land, whether redundant or in  cont inu ing  use (exc luding 
temporary bu i ld ings) ,  which would :  

‒  not  have a greater impact on the openness of the Green Belt  than the 
exis t ing deve lopment .  

8 .31 :  As noted in sect ion f ive of th is s tatement , there is  an extant  consent which could 
del i ver major new bui ld ings at  the s ite .  The proposed development  wi l l  extend 
the spread of development across the s i te (over and above the fa l l -back consent)  
by 12.6%.  The increase between unbui lt  and proposed extensions is  19.9%. 

8 .32 :  As part of the appl icant ’s  fa l l -back pos it ion which is current ly unbui lt  (and not 
exis t ing) ,  the current proposals  accord with paragraph 145g but  (only) in the 
strategic sense of what Green Be lt  plann ing pol icy is  seek ing to achieve. Ei ther 
of the increase thresholds set out in 8.21 would , at a less  than 20% increase , be 
considered to f i t  with in the scope of what can be cons idered not mater ia l ly larger 
than the fa l l -back pos it ion and not to have a greater impact on the openness of 
the Green Belt  in accordance with paragraph 145d and g .  

VERY SPECIAL CIRCUMSTANCES   

8 .33 :  Preced ing paragraph 145,  the concept of very specia l c ircumstances is  introduced 
in paragraph 144:  

When cons ider ing any planning app l icat ion, local  p lanning authorit ies  
should ensure that substant ia l  we ight is  g iven to any harm to the Green 
Belt .  ‘Very spec ia l c ircumstances ’  wi l l  not exis t  unless the potent ia l  harm 
to the Green Be lt  by reason of  inappropr iateness ,  and any other harm 
result ing from the proposal ,  is  c lear ly outweighed by other  
considerat ions .  

8 .34 :  An establ i shed benchmark in case law (an Inspectorate decis ion and rat i f ied by 
the Secretary of State)  in determin ing whether very specia l c i rcumstances exist ,  
inc ludes the fol lowing commentary 

Very spec ia l c i rcumstances do not have to be rare or uncommon to be 
re l ied upon, though i f the c ircumstances are unique then that  can carry 
extra weight .  I f  the balance of factors in favour of the development 
clear ly outweighs the presumed harm to the Green Belt  and other factors 
aga inst ,  then very specia l c ircumstances wi l l  ex ist .  ( IR 2.136,  
APP/X4725/V/11/2144563) 

8 .35 :  Should Ribb le Val ley Borough Counci l  consider that the proposed development 
amounts to inappropr iate development in  the Green Belt ,  very specia l  
c ircumstances would need to be demonstrated to outweigh the potent ia l  (pol icy 
wording) or presumed (case law reference) harm to the Green Belt .    
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8.36 :  An extensive l is t  of economic , environmenta l  and socia l benef its  of development 
is  presented with in sect ion s ix of this  s tatement .  

8 .37 :  I f  R ibble Val ley Borough Counci l  cons iders that the development i s not 
inappropr iate or that very spec ia l  c ircumstances exist in its favour ,  then it  must  
necessar i ly be cons idered that the development accords with nat ional p lanning 
pol icy .   

8 .38 :  Our assessment of the fa l l -back pos it ion and how th is  re lates to the current  
proposals and relevant  p lanning pol i cy is  set out in the fol lowing sect ion of th is 
report .   
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9 .  PLANNING BALANCE   
9.1:  As set out in sect ion two of th is  statement there is an extant consent which 

would del i ver a s i zeable amount of new development at the s ite i f  completed .  

9 .2:  That sect ion conf irms that case law indicates there must be a ‘reasonable 
poss ib i l i ty ’  that the fa l l -back posit ion wi l l  be deve loped i f an alternat ive scheme 
is  not approved .  

9 .3:  For reasons set out in sect ion two there is  c lear ly much more than a reasonable 
poss ib i l i ty that the fa l l -back pos it ion would be developed (potent ia l ly  with design 
amendments rea l ised outs ide of the fu l l  app l icat ion process) .    

9 .4:  On that bas is  considerat ion must be given to the lega l tests of whether the 
consented deve lopment “would be less  desirable than that for which plann ing 
permiss ion is  sought .” 3,  together with the quest ion of “ is  the proposed 
deve lopment in its  impl icat ions for impact on the environment , or other re levant  
p lanning factors ,  l ike ly to have impl icat ions worse than, or broadly s imi lar to, any 
use to which the s ite would or might be put  i f  the proposed development were 
refused?” 4 

9 .5:  In th is case it  i s  considered c lear  that  the fa l l -back posit ion would be less  
des irable than the proposed deve lopment in the fol lowing terms :  

9 .6:  In economic terms  the del ivery of the consented scheme would be notably worse 
than del ivery of the current scheme in terms of economic benef its  and impact .  
The consented scheme was des igned to meet the needs of a d i f ferent  le isure and 
tourism market back in 2009. 12 years later  the market has changed and the 
current proposa ls have been des igned in order to ref lect that .   

9 .7:  The consented scheme was also designed for a d i f ferent operator . The current  
scheme has been des igned to respond to not only a changed market but also the 
exper iences and serv ice of fer of Monte Hosp ita l i ty .   

9 .8:  The economic benef its  in terms of job creat ion and wider benef its  to the tour ism 
sector and supply cha in business would be substant ive ly reduced by the del ivery 
of the extant scheme rather than the proposa ls current ly before the counci l .    

9 .9:  In her itage terms the extant scheme would not del iver many of the her itage 
benef its  of the scheme current scheme, which seek to enhance the sett ing of the 
l is ted bu i ld ing . The extant scheme inc ludes a number of her i tage disbenef i ts for 
example it  included a  l ink bu i ld ing d irect ly  to Stanley House and included 
re lat ive ly ‘crowded’ bu i lt  development in c lose proximity to the l is ted her itage 
asset .   

 
3 Coln Park LLP v SSCLG [2011] EWHC 2282 (Admin) 
4 P F Ahern v SSE [1998] Env. L.R. 189 
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9.10 :  The current proposa ls include no such l ink bui ld ing and would ensure that Stanley 
House itsel f  remains a detached bui lding with the locat ion and roofscapes of new 
bui ld ings des igned to ensure that they remain subservient to Stan ley House.  

9 .11 :  That the development as consented is  less des irable than that which has been 
proposed is  c lear ly confi rmed by the response of Histor ic Eng land.  

9 .12 :  In natural environment terms the proposals  wi l l  provide new landscap ing which 
helps to reduce the vi s ib i l i ty of the access road into the s ite in the landscape;  
helps to ass imi late exist ing deve lopment into the landscape , re inforcing its 
parkland sett ing; del ivers  extensive new p lant ing inc lud ing more than 0 .5ha of 
new woodland plant ing with carbon sequestrat ion and with biodivers ity net ga in 
benef its  which wi l l  de l i ver an 835% increase in the ecolog ical va lue of the s ite .   

9 .13 :  Turning to the impacts of the proposed development as conf irmed in sect ion 
eight  there wi l l  be a s l ight  increase in bu i lt  form at the s ite when compared to 
the fa l l -back consent but this wi l l  not have any greater impact  on the openness 
of the Green Belt ,  when it  is  considered that v is ib i l i ty of the deve lopment wi l l  
not increase as a result  of the s ite character is t ics ,  des ign of development and 
landscap ing.  

9 .14 :  Should Ribble Val ley Borough Counci l  cons ider that very specia l c ircumstances 
are required to be demonstrated , these are extensively set  out  across th is 
document (sect ion s ix) ,  i ts appendices including support from economic and 
her itage groups , and in the Economic Benef its  Statement accompanying the 
appl icat ion.   

9 .15 :  The benef its  (potent ia l  very specia l c ircumstances)  are wide rang ing and 
s ign i f icant .  The economic benef its  of development are clear ly ampl i f ied at the 
start of an ‘economic emergency ’ 5 a recess ion that is predicted to be deep and 
long last ing , in a sector  that  has been extremely hard hit  by the pandemic and in 
an area of the country where its  impacts are ant ic ipated to be fel t  most great ly .   

9 .16 :  Balanc ing al l  p lann ing matters ,  in accordance with case law and p lanning pol icy ,  
there is  no reason for the much-needed development that is  proposed to be 
res isted. The proposa l  accords with p lanning pol icy and there are no mater ia l  
considerat ions which indicate that the app l icat ion should not proceed.   

 

 

 

 

 
5 Chancelllor’s Autumn Statement 2020 
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