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	Development Description:
	Outline application for the development of a Class C2 Continuing Care retirement community.

	Site Address/Location:
	Land off Elker Lane Billington

		

	CONSULTATIONS: 
	Parish/Town Council

	Billington and Langho Parish Council object to the proposal stating the following:

Planning officers at that time recommended a refusal. Most of the reasons for refusal still hold today, except rather more strongly., following the adjacent construction of 20 elderly persons’ flats now called Elker Meadows. These flats formed part of this old application and are sited off the same branch road that leads into the current application site from Elker Lane. The junction of the branch road with Elker Lane is immediately opposite the main entrance to St. Augustine’s Secondary School, where there already has been one injury accident involving a student and frequent conflicts between elderly residents and students’ parents, despite the necessary recent introduction of double yellow lines. 

Since Elker Meadows were occupied, there has been extensive additional building work at St. Augustine’s School, which will be accommodating 200 extra students over the next 5 years. 

For some unknown reason back in 2017, RVBC Planning Committee had seen fit to override the wise officers’ recommendation of refusal, but with the membership changed by over half in 2024, they have the opportunity to put matters right this time with a refusal. 

The traffic situation is now substantially worse than it was 7 years’ ago. Not only do hundreds of parents deliver children to school daily by car, but at least 10 double- decker school buses use the layby opposite the Elker Lane junction to deliver students and then turn around. Also, the previous application like the current one, claimed that the site was flood-free; some ground-floor flats in Elker Meadows have suffered flooding from a watercourse off the Bushburn Brook up to three times since occupation.

The Parish Council does not entirely rely on the recent past to justify their negative view on the current application. There are many other sound reasons :- 

· The proposed 110 elderly beds in the development would increase the number of elderly people in the village of Billington by 20%. The village does not have a doctor’s surgery and the only village shop is a kilometre’s walk away. 
· Billington does not have a requirement for such an excessive amount of specialist elderly accommodation for local people. 
· The development is so large that it would be out of scale with the rural village of Billington. 
· The proposal site is outside the village settlement boundary and there are no special planning circumstances supporting such a development in the open countryside. 
· Many of the 68 staff needed to service the care village will require 24/7 access, causing extra disturbance to other residents living nearby. No public transport is available during the night or on Sunday evenings. 
· The drainage report in the application is invalid. It is dated 12/4/16 and also refers to the Reserved Matters Application 3/2021/0373, which is now out of time. With climate change and the flooding incidents at Elker meadows over the past 8 years, there is really no certainty that the adjacent watercourse from the Bushburn Brook will not again flood Elker Meadows and/or the application site. The incidents of flooding since Elker Meadows was built is ranked as a 4. 
· The Parish Council also request a visit to the site by the members of Planning. The timing of which is preferred to be between 8.30am and 3.30pm Monday to Thursday and 8.30am to 2.30pm on Friday.


	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	The Local Highways Authority have raised no objection to the proposal stating the following:

Proposal:
The outline application includes all matters except for landscaping. 
There are 50 care bedrooms and 60 assisted living 2 bedroom units with communal facilities, 99 car parking spaces and associated service areas and infrastructure. There are 68 FT equivalent employees proposed. The proposed site plan is identical to the previously approved reserved matters application 2021/0373.

Sustainability:
The outline application 2016/0927 includes a Village Transport Service in the S106 agreement to provide a return transport service to Clitheroe at least once a day on Monday – Saturday to residents who comply with the criteria (reside at the site or within the parish or town boundaries of Billington but excludes children not accompanied by an adult. 

We would support this provision for this application. 

The outline application includes a condition for a Travel Plan. Lancashire County Council offer a service to provide developers support to aid effective implementation of their Travel Plan and the required monitoring. The contribution would be £12,000 for this service. We would seek to secure this sum in a Section 106 agreement. In addition, we would request that the nearest bus stops on Whalley Road (references 250010307 & 309) are upgraded to quality bus stop standard to support staff and residents using the service buses to access other adjacent towns and facilities. These works will be completed under a S278 agreement with Lancashire County Council

Access:
The applicant states that the estate road and infrastructure will be privately maintained. The new access will need to be formed under a S278 agreement with Lancashire County Council. 

The location plan shows the carriageway of Elker Meadows within the red edge. However it does not clearly show the blue edge and the applicant should confirm that they have a right of access over Elker Meadows if they do not own the land. There is draft Section 38 agreement for Lancashire County Council to formally adopt Elker Meadow however this is not yet signed so there is no legal agreement in place to provide certainty that this will become public highway. 

The new linking footway between the site and Whalley Road, which was conditioned on the outline application (Condition 15 - 16/0927), is not within the red edge. The line of the path is likely to require an amendment due to the watercourse where it is culverted under Elker Meadows. We would request that a condition is stated to allow details to be submitted at a later date.

Construction Traffic:
The significant construction traffic for the proposal is likely to cause deterioration of Elker Meadows and Elker Lane and we would request that measures are required for the pre-commencement and post-completion surveys to be undertaken with any damage repaired by the developer.

We will request a construction traffic management plan and due to the close proximity of the school we would request additional measures for large construction and delivery vehicles to avoid school drop off and collection times for highway safety reasons. 

Measures to mitigate highway safety issues as a result of the recent collision between the pupil and a vehicle opposite the Elker Meadows junction have been agreed. These consist of the extension of the school zig zag markings on Elker Lane by Lancashire County Council and the trimming back/removal of the hedge between the bus turning circle and the main school car park access on Elker Lane by the school.

Parking: 
There are 106 car parking spaces including 15 disabled spaces and 10 electric vehicle charging points proposed across the site. An additional 2 ambulance bays and a service yard are located at the main building. There are 5 cycle/scooter enclosures each providing 4 cycle spaces, therefore totalling 20 cycles. The maximum car parking standard for C2 is 1 space per 5 residents and the C3 sheltered housing standard is 1 space per 3 dwellings. The Highway Authority is keen to ensure that there is no overspill car parking onto the surrounding highway network and therefore the proposed higher than standard car parking provision is not opposed in this case. 

On-street parking occurs on Elker Meadows by parents/carers transporting pupils to and from the adjacent High School. Additional parking restrictions may be required on Elker Meadows at the new site access to ensure that the visibility splays are maintained and this will be carried out under the S278 agreement.

Conclusion:
Lancashire County Council acting as the Highway Authority does not raise an objection regarding the proposed development and are of the opinion that the proposed development will not have a significant impact on highway safety, capacity or amenity in the immediate vicinity of the site. 

Should the application be approved the following conditions are requested:

· Highway conditions 12 - 16 from 16/0927 
12 (Travel Plan), 13 (Site access and off-site highway works), 14 (Estate road construction), 15 (Scheme for a footway link to Whalley Road) and 16 (CTMP). 
· Condition 4 from 21/0373 The dedicated car-parking, electric vehicle charging points, cycle/scooter enclosures as indicated on the proposed details shall be provided prior to the first occupation of the accommodation to which they relate and be maintained thereafter for the lifetime of the development

In addition, we would request the following conditions. 

1. Pre-commencement and post-completion photographic surveys shall be completed and submitted to the Local Planning Authority for Elker Meadows and Elker Lane used by the construction traffic. Any damage caused during this period shall be repaired in conjunction with the Highway Authority and under an agreed timetable. Reason: For highway safety. 

Reason: To ensure that any damage to the adopted highway sustained throughout the development process can be identified and subsequently remedied at the expense of the developer.

2. Deliveries to the approved development shall only be accepted between the hours of (9.30am) and (2.30pm) Monday – Friday during school term time, to avoid peak traffic and school drop off-collection on the surrounding highway network. 

Reason: In the interest of highway safety.

3. A scheme for the off-site highway works shall be submitted for approval by the Local Planning Authority and shall include the provision of dropped kerbs and tactile paving at the Elker Lane Whalley Road junction and central pedestrian refuge and the upgrade of the two nearest bus stops on Whalley Road (references 250010307 & 309) shall and the works shall be completed prior to the first occupation of the development (see informative note S278). 

Reason: To support sustainable travel.


	GMEU Ecology Unit
	

	Greater Manchester Ecology Unit have offered the following observations:

The application site is dominated by species-poor agricultural grassland of limited ecological value.  The proposals will not affect any designated sites or notable habitats and are considered unlikely to affect any specially protected or priority species.

I would accept that the development could achieve a required 10% Net Gain in Biodiversity as measured by the Biodiversity Metric for area-based habitats and hedgerows.  However, the proposal swill affect small watercourses, and therefore must also achieve a Net gain in watercourse Biodiversity Units.  Proposals have been put forward for how these watercourse gains could be achieved, but it is understood that these enhancements have not yet been fully secured because parts of the watercourse are technically outside of the application site.

I would advise:

· That on-site habitat creation could be regarded as significant in Biodiversity net gain terms because of the creation of species-rich grassland and because of the numbers of new trees to be planted.  The on-site habitat creation, long-term management and monitoring should therefore be secured by establishing a relevant S106 agreement.  Full details of the landscaping proposals and details of long-term landscape management and monitoring should be required to be provided in the form of a Habitat Management and Monitoring Plan, provided as part of the Biodiversity Gain Plan.  The Biodiversity Gain plan will be required to be provided as part of the statutory Biodiversity gain Condition which will apply to this application.

· There is a reasonable level of confidence that the required Biodiversity Unit uplift for watercourses could be achieved. The details of this uplift could therefore be provided in the required Biodiversity Gain Plan. As off-site BNG provision, the enhancement of the watercourses must be secured through an S106 agreement.


	LLFA
	

	The Lead Local Flood Authority have raised no objection to the proposal stating the following:

The Lead Local Flood Authority has no objection to the above application subject to the inclusion of the following conditions, in consultation with the Lead Local Flood Authority:

Condition 1 – Final Surface Water Sustainable Drainage Strategy to be submitted:

No development shall commence in any phase until a detailed, final surface water sustainable drainage strategy for the site has been submitted to, and approved in writing by, the Local Planning Authority.

The detailed surface water sustainable drainage strategy shall be based upon the site-specific flood risk assessment and indicative surface water sustainable drainage strategy submitted and sustainable drainage principles and requirements set out in the National Planning Policy Framework, Planning Practice Guidance and Defra Technical Standards for Sustainable Drainage Systems. No surface water shall be allowed to discharge to the public foul sewer(s), directly or indirectly. 

The details of the drainage strategy to be submitted for approval shall include, as a minimum;

A. Sustainable drainage calculations for peak flow control and volume control for the:

(i) 100% (1 in 1-year) annual exceedance probability event;
(ii) 3.3% (1 in 30-year) annual exceedance probability event + 40% climate change allowance, with an allowance for urban creep;
(iii) 1% (1 in 100-year) annual exceedance probability event + 50% climate change allowance, with an allowance for urban creep 

Calculations must be provided for the whole site, including all existing and proposed surface water drainage systems.

B. Final sustainable drainage plans appropriately labelled to include, as a minimum:

(i) Site plan showing all permeable and impermeable areas that contribute to the drainage network either directly or indirectly, including surface water flows from outside the curtilage as necessary;
(ii) Sustainable drainage system layout showing all pipe and structure references, dimensions and design levels; to include all existing and proposed surface water drainage systems up to and including the final outfall;
(iii) Details of all sustainable drainage components, including landscape drawings showing topography and slope gradient as appropriate;
(iv) Drainage plan showing flood water exceedance routes in accordance with Defra Technical Standards for Sustainable Drainage Systems;
(v) Finished Floor Levels (FFL) in AOD with adjacent ground levels for all sides of each building and connecting cover levels to confirm minimum 150 mm+ difference for FFL;
(vi) Details of proposals to collect and mitigate surface water runoff from the development boundary;
(vii) Measures taken to manage the quality of the surface water runoff to prevent pollution, protect groundwater and surface waters, and deliver suitably clean water to sustainable drainage components;

C. Evidence of an assessment of the site conditions to include site investigation and test results to confirm infiltration rates and groundwater levels in accordance with BRE 365.
D. Evidence of an assessment of the existing on-site watercourse to be used, to confirm that these systems are in sufficient condition and have sufficient capacity to accept surface water runoff generated from the development.
E. Evidence that a free-flowing outfall can be achieved. If this is not possible, evidence of a surcharged outfall applied to the sustainable drainage calculations will be required.

The sustainable drainage strategy shall be implemented in accordance with the approved details. 

Reason: To ensure satisfactory sustainable drainage facilities are provided to serve the site in accordance with Paragraphs 173 and 175 of the National Planning Policy Framework, Planning Practice Guidance and Defra Technical Standards for Sustainable Drainage Systems.
Condition 2 – Construction Surface Water Management Plan:

No development shall commence until a Construction Surface Water Management Plan, detailing how surface water and stormwater will be managed on the site during construction, including demolition and site clearance operations, has been submitted to and approved in writing by the Local Planning Authority. 

The details of the plan to be submitted for approval shall include method statements, scaled and dimensioned plans and drawings detailing surface water management proposals to include for each phase, as a minimum:

A. Measures taken to ensure surface water flows are retained on-site during the construction phase(s), including temporary drainage systems, and, if surface water flows are to be discharged, they are done so at a restricted rate that must not exceed the equivalent greenfield runoff rate from the site.
B. Measures taken to prevent siltation and pollutants from the site entering any receiving groundwater and/or surface waters, including watercourses, with reference to published guidance

The plan shall be implemented and thereafter managed and maintained in accordance with the approved plan for the duration of construction.

Reason:  To ensure the development is served by satisfactory arrangements for the disposal of surface water during each construction phase(s) so it does not pose an undue surface water flood risk on-site or elsewhere during any construction phase in accordance with Paragraph 173 of the National Planning Policy Framework.

Condition 3 – Sustainable Drainage System Operation and Maintenance Manual:

The occupation of the development shall not be permitted until a site-specific Operation and Maintenance Manual for the lifetime of the development, pertaining to the surface water drainage system and prepared by a suitably competent person, has been submitted to and approved in writing by the Local Planning Authority.

The details of the manual to be submitted for approval shall include, as a minimum:

A. A timetable for its implementation;
B. Details of the maintenance, operational and access requirement for all SuDS components and connecting drainage structures, including all watercourses and their ownership;
C. Pro-forma to allow the recording of each inspection and maintenance activity, as well as allowing any faults to be recorded and actions taken to rectify issues;
D. The arrangements for adoption by any public body or statutory undertaker, or any other arrangements to secure the operation of the sustainable drainage scheme in perpetuity;
E. Details of financial management including arrangements for the replacement of major components at the end of the manufacturer's recommended design life;
F. Details of whom to contact if pollution is seen in the system or if it is not working correctly; and
G. Means of access for maintenance and easements.

Thereafter the drainage system shall be retained, managed, and maintained in accordance with the approved details.

Reason: To ensure that surface water flood risks from development to the future users of the land and neighbouring land are minimised, together with those risks to controlled waters, property, and ecological systems, and to ensure that the sustainable drainage system is subsequently maintained pursuant to the requirements of Paragraph 175 of the National Planning Policy Framework.

Condition 4 – Verification Report of Constructed Sustainable Drainage System:

The occupation of the development shall not be permitted until a site-specific verification report, pertaining to the surface water sustainable drainage system, and prepared by a suitably competent person, has been submitted to and approved in writing by the Local Planning Authority. 

The verification report must, as a minimum, demonstrate that the surface water sustainable drainage system has been constructed in accordance with the approved drawing(s) (or detail any minor variations) and is fit for purpose. The report shall contain information and evidence, including photographs, of details and locations (including national grid references) of critical drainage infrastructure (including inlets, outlets, and control structures) and full as-built drawings. The scheme shall thereafter be maintained in perpetuity.

Reason: To ensure that surface water flood risks from development to the future users of the land and neighbouring land are minimised, together with those risks to controlled waters, property, and ecological systems, and to ensure that the development as constructed is compliant with the requirements of Paragraphs 173 and 175 of the National Planning Policy Framework.


	RVBC Environmental Health
	

	Ribble Valley Environmental Health Department have offered the following observations:

1. Noise mitigation - I’ve looked at the Miller Goodall report reference 101285- the report is dated some time ago 9 May 2016 (over 8 Years), my only concern is that there has been some change to the operation of the sports pitches at St. Augustine’s school. At the time of writing, the report concludes that the school was not operating the sports pitches at night and the mitigation proposed is a reflection of this. Is this still the case? Do we need an addendum to the report regarding the sports pitches

I’ve no issues with the report provided it’s a reflection of the noise landscape. Considering this report submitted with the application, the applicant shall follow the mitigation measures outlined in section 9 of the report. Namely, acoustic glazing with trickle vents on windows facing the A59 with a sound reduction factor to achieve 35 dB RW + Ctr. Also the addition of amenity area barriers to be constructed from continuous, imperforate material with a minimum mass of 12 kg/m2 and is to extend from the ground to a minimum height of 1.5 m above the ground floor FFL. Close- boarded or overlapped timber panelling would be suitable in this regard; hit-and-miss fencing would not. Alternatively, a proprietary acoustic fence with a minimum weighted sound reduction index of 25 dB Rw would be appropriate. These measures are detailed in page 22 and 23 of the report.

1. Dust management for dust generating activities:
Prior to the commencement of the development, the developer shall submit a Dust management plan for the written approval of the LPA. The Dust Management plan shall identify all areas of the site and the site operations where dust may be generated and further identify control measures to ensure that dust does not travel beyond the site boundary. Once in place, all identified measures shall be implemented and maintained at all times. Should any equipment used to control dust fail, the site shall cease all material handling operations immediately until the dust control equipment has been repaired or replaced.

Reason:  To protect properties of nearby occupiers from this site.

1. Mechanical Ventilation:
Prior to its installation in the development hereby approved, a detailed scheme for the control of cooking odours and attenuation of extraction fan noise shall be submitted to the local planning authority for approval in writing i.e. details of the noise produced once the fan has been attenuated by a silencer, silencer model and technical specifications. The mechanical ventilation scheme shall then be installed and maintained in accordance with the scheme and programme for the duration of the development. 

Reason: In the interest of residential amenity

1. Food Preparation
You are advised to make early contact with the Environmental Health Food Team for advice/guidance regarding any food preparation facilities.

1. Nuisance
Measures shall be in place to prevent nuisance being caused to residents from smoke and fumes arising from the building works prior to the commencement of development works, and shall be retained for the duration of the development. There shall be no burning on site of construction waste or any other waste. Reason: In the interest of residential amenity.

1. Construction
Site preparation and construction phase times of operation: Construction deliveries to and from the site, and construction works, shall be restricted to between 0800 and 1800hrs Monday to Friday, 0900 to 1300hrs on Saturdays, and shall not take place on Sundays and Bank Holidays, unless otherwise prior agreed in writing with the local planning authority. All works will be undertaken in accordance with BS5228:2009+ A1:2014. Reason: In the interest of residential amenity.

1. Site preparation and construction phase control of noise / vibration: Measures shall be in place to prevent nuisance being caused to residents from noise and or vibration arising from the building works prior to the commencement of development works, and shall be retained for the duration of the development. Reason: In the interest of residential amenity.


	CONSULTATIONS: 
	Additional Representations.

	12 letters of representation, including 1 letter from St Augustine’s R.C High School have been received objecting to the proposal on the following grounds:

· Traffic Survey should be undertaken given a significant change in highways movements in the area following subsequent to the granting of the last consent
· Traffic conflicts with the nearby school and impacts upon the immediate highway
· Inadequate highways infrastructure
· Lack of local facilities to support the development
· Increased flood risk
· Increase in pollution
· Loss of privacy
· Impact upon wildlife and ecology
· Inappropriate development in the open countryside


	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1:	Development Strategy
Key Statement DS2: 	Sustainable Development
Key Statement EN3:	Sustainable Development and Climate Change
Key Statement EC1:	Business and Employment Development
Key Statement DMI1:	Planning Obligations
Key Statement DMI2:	Transport Considerations

Policy DMG1:	General Considerations
Policy DMG2:	Strategic Considerations
Policy DMG3:	Transport & Mobility
Policy DME1:	Protecting Trees & Woodland
Policy DME2:	Landscape & Townscape Protection
Policy DME3:	Site and Species Protection and Conservation
Policy DME5:	Renewable Energy
Policy DME6:	Water Management
Policy DMB1:	Supporting Business Growth and the Local Economy

National Planning Policy Framework (NPPF)


	Relevant Planning History:

2016/0927:
Outline application for the development of a Class C2 Continuing Care retirement community.  (Approved)

2021/0373:
Reserved matters application pursuant to outline approval 3/2016/0927 for the erection of a Continuing Care Retirement Community comprising a 50-bed care home; 60 self-contained assisted living units; car parking; landscaping and associated works. (Approved)

2021/0613:
Discharge of Conditions 7 (Ground Levels), 9 (Elevation and Location Details), 10 (Waste Details), 11 (Car Parking), 17 (Drainage Scheme) of Outline application 3/2016/0927.  (Approved)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a greenfield area of land 2.54 Hectares in size currently used for the purposes of agriculture.  The application site is located to the west of and outside of the defined settlement limits of Billington being on land that benefits from an open countryside designation, with the southern extents of the main body of the site being approximately 180m outside of the northwestern extents of the defined settlement of Billington when measured at its closest point.

The site is bounded to the north by an open area of greenfield agricultural land which directly abuts the A59, with the site being bounded to the east by St. Vincent over 55’s accommodation, with the adjacent site to the southeast being currently greenfield in nature, however benefitting from an extant consent for the erection of a 120 place childrens day nursery with associated car-parking and landscaping.

The southern extents of the site is bounded by Higher Elker Lodge and buildings associated with Higher Elker Farm.  The character of the immediate landscape, notwithstanding the aforementioned built-form, is defined by predominantly open-aspect agricultural greenfield land.


	Proposed Development for which consent is sought:

The application seeks outline consent (all matters applied for save that for landscaping) for the erection of 15 two-storey blocks (of varying configurations) accommodating 60 assisted living units and a large-scale complex-style building accommodating 50 (C2) care bedrooms, each of which benefitting from associated parking and ancillary communal areas.  The core building (Village Centre) will contain 50 care bedrooms and communal facilities comprising of:  

· meeting rooms
· cafe
· social gathering areas including library
· fitness suite
· pool/sauna area with treatment rooms
· small shop and hairdresser
· associated administrative and service areas

The core building will be two-storey in height and adopt an ‘H’ shaped footprint.  The building will be complimented by an associated gardens, garden court, croquet lawn and rooftop garden with associated dedicated parking provision.

The proposal also seeks consent for the erection of 60 assisted living 2-bedroom apartment units.  These will be of generally 2 storeys in height, with each of the apartments/units being approximately 86-100 Sqm in floor area.  The submitted siteplan masterplan proposes that the assisted living units will be located to the south and west of the ‘Village Centre’ and will consist of the following:

•	5 x two storey 6 unit blocks
•	5 x two storey 4 unit blocks
•	5 x two storey 2 unit blocks

The submitted details propose that the blocks will benefit from dedicated car parking courts and be complimented by communal garden areas and amenity landscaping.


	Principle of Development:

The application relates to a C2 Continuing Care Retirement Community located outside of any defined settlement limits, upon land within the designated Open Countryside.  As such, consideration must be given in respect of the compatibility of the principle of the development when assessed against the spatial and locational aspirations for development within the borough as embodied within the Ribble Valley Core Strategy.

As such, taking account of the nature of the proposal and having regard the designation within which it is located, Policies DMG2 and DMB1 are primarily, but not solely, engaged in respect of assessing the principle of development.

Policy DMB1:

Given the nature of the proposed proposal, Policy DMB1 is engaged insofar that it relates to development that would contribute towards or enhance Business Growth and the Local Economy with the Policy reading as follows

Proposals for the development, redevelopment or conversion of sites with employment generating potential in the plan area for alternative uses will be assessed with regard to the following criteria:

1. The provisions of Policy DMG1, and
2. The compatibility of the proposal with other plan policies of the LDF, and
3. The environmental benefits to be gained by the community, and
4. The economic and social impact caused by loss of employment opportunities to the borough, and
5. Any attempts that have been made to secure an alternative employment generating use for the site (must be supported by evidence (such as property agents details including periods of marketing and response) that the property/ business has been marketed for business use for a minimum period of six months or information that demonstrates to the council’s satisfaction that the current use is not viable for employment purposes.)

Taking account of the above Policy criterion, should over-riding conflict be found with the inherent criterion of Policy DMG1, Policy DMG2 or other policies within the adopted development plan, then the support normally afforded by Policy DMB1, which would normally support development that contributes towards or enhance Business Growth and the Local Economy, would in this instance be fully disengaged.

Policy DMG2:

In respect of the locational aspects of the proposal, Policy DMG2 is also engaged in parallel with Policy DMB1 insofar that the application relates to an area of land within the designated open countryside.

Policy DMG2 of the Ribble Valley Core Strategy seeks to restrict development within the open countryside and Tier 2 Village settlements to that which meets a number of explicit criteria, with Key Statement DS1 also reaffirming these criteria and setting out the overall spatial aspirations for development within the Borough.

In respect of the submitted proposal, Policy DMG2 remains fully engaged. Policy DMG2 is two-fold in its approach to guiding development. The primary part of the Policy DMG2(1) is engaged where development proposals are located ‘in’ principal and tier 1 settlements with the second part of the policy DMG2(2) being engaged when a proposed development is located ‘outside’ defined settlement areas or within tier 2 villages, with each part of the policy therefore being engaged in isolation and independent of the other dependant on the locational aspects of a proposal.  

The mechanics and engagement of the policy are clear in this respect insofar that it contains explicit triggers as to when the former or latter criterion are applied and the triggers are purely locational and clearly based on a proposals relationship to defined settlement boundaries and whether, in this case, such a proposal is ‘in’ or ‘outside’ a defined settlement.  

The proposal is located outside of any defined settlement limits, in this respect, when assessing the locational aspects of development, Policy DMG2(2) remains engaged which states that:

Within the tier 2 villages and outside the defined settlement areas development must meet at least one of the following considerations:

1. The development should be essential to the local economy or social wellbeing of the area.
2. The development is needed for the purposes of forestry or agriculture.
3. The development is for local needs housing which meets an identified need and is secured as such.
4. The development is for small scale tourism or recreational developments appropriate to a rural area.
5. The development is for small‐scale uses appropriate to a rural area where a local need or benefit can be demonstrated.

In respect of the above criterion, the development would not be considered as being ‘Local Needs Housing’ nor has any information been submitted in support of the application that would demonstrate that the proposal is ‘essential to the local economy or social wellbeing of the area’, with the quantum of development proposed also precluding its ability to be considered as a ‘small-scale use appropriate to a rural area’.  As such the proposal fails to satisfy any of the essential criterion of Policy DMG2, which would enable exceptional site release, to accommodate development outside of defined settlement limits within the defined open countryside.

Further to the above, Policy DMG2 also requires that ‘within the open countryside development will be required to be in keeping with the character of the landscape and acknowledge the special qualities of the area by virtue of its size, design, use of materials, landscaping and siting’.  The proposals compliance with this criterion is considered in detail below, with significant measurable harm being having upon the character and visual amenities of the area having been identified.

As such, taking account of the above matters, the principle of the development in this location would result in direct significant conflict with Policy DMG2 and consequently Policy DMB1 of the Ribble Valley Core Strategy in that the approval would lead to a significant quantum of visually unsympathetic and harmful built-form in the defined open countryside, located outside of any defined settlement boundaries, without sufficient or adequate justification.  Particularly insofar that the proposal is not for that of ‘Local Needs Housing’, nor has it been adequately demonstrated that the proposal is ‘essential to the local economy or social wellbeing of the area’, with the quantum of development proposed also precluding its ability to be considered as a ‘small-scale use appropriate to a rural area’.


	Impact Upon Residential Amenity:

Given the scale and quantum of development proposed, consideration must be given in respect of the potential for the proposal to result in undue impacts upon nearby existing residential occupiers. 

Taking account of the proposed site configuration and the significant spatial offset distances from any nearby directly affected residential receptors it is not considered that the proposal will result in any measurable adverse impacts upon existing residential amenities that would warrant the refusal to grant planning permission on these grounds.

Furthermore a noise assessment has been submitted in support of the application which demonstrates that appropriate mitigation can be secured to ensure that future residents of the development would not be subject to adverse noise issues. These could be secured by way of condition(s). 

As such, and taking account of the above matters, the proposal does not raise any significant direct conflicts with Policy DMG1 which seeks to ensure of adequate standards of residential amenity and protect against development(s) that would result in measurable detrimental impact(s) upon nearby existing residential amenities.


	Visual Amenity/External Appearance:

Given the sites location within the defined open countryside, in assessing the visual impact of the proposal, Policy DMG2 is engaged which states that ‘within the open countryside development will be required to be in keeping with the character of the landscape and acknowledge the special qualities of the area by virtue of its size, design, use of materials, landscaping and siting’.

Policy DMG1 is additionally engaged in parallel with Policy DMG2, particularly insofar that the Policy sets out general Development Management considerations and provides and overarching series of considerations that the Local planning Authority will have regard to in ensuring and securing high-quality development.  In this respect the DMG1 states:

In determining planning applications, all development must:

DESIGN

1. Be of a high standard of building design which considers the 8 building in context principles (from the CABE/English Heritage building on context toolkit.
2. Be sympathetic to existing and proposed land uses in terms of its size, intensity and nature as well as scale, massing, style, features and building materials.
3. Consider the density, layout and relationship between buildings, which is of major importance. particular emphasis will be placed on visual appearance and the relationship to surroundings, including impact on landscape character, as well as the effects of development on existing amenities.
4. Use sustainable construction techniques where possible and provide evidence that energy efficiency, as described within policy DME5, has been incorporated into schemes where possible.
5. the code for sustainable homes and lifetime homes, or any subsequent nationally recognised equivalent standards, should be incorporated into schemes.

ACCESS

1. Consider the potential traffic and car parking implications.
2. Ensure safe access can be provided which is suitable to accommodate the scale and type of traffic likely to be generated.
3. Consider the protection and enhancement of public rights of way and access.

AMENITY

1. Not adversely affect the amenities of the surrounding area.
2. Provide adequate day lighting and privacy distances.
3. Have regard to public safety and secured by design principles.
4. Consider air quality and mitigate adverse impacts where possible.

ENVIRONMENT

1. Consider the environmental implications such as SSSI’s, county heritage sites, local nature reserves, biodiversity action plan (bap) habitats and species, special areas of conservation and special protected areas, protected species, green corridors and other sites of nature conservation.
2. With regards to possible effects upon the natural environment, the council propose that the principles of the mitigation hierarchy be followed. this gives sequential preference to the following: 1) enhance the environment 2) avoid the impact 3) minimise the impact 4) restore the damage 5) compensate for the damage 6) offset the damage.
3. All development must protect and enhance heritage assets and their settings.
4. All new development proposals will be required to take into account the risks arising from former coal mining and, where necessary, incorporate suitable mitigation measures to address them.
5. Achieve efficient land use and the reuse and remediation of previously developed sites where possible. previously developed sites should always be used instead of greenfield sites where possible

INFRASTRUCTURE

1. Not result in the net loss of important open space, including public and private playing fields without a robust assessment that the sites are surplus to need. in assessing this, regard must be had to the level of provision and standard of public open space in the area, the importance of playing fields and the need to protect school playing fields to meet future needs. regard will also be had to the landscape or townscape of an area and the importance the open space has on this.
2. Have regard to the availability to key infrastructure with capacity. where key infrastructure with capacity is not available it may be necessary to phase development to allow infrastructure enhancements to take place.
3. Consider the potential impact on social infrastructure provision.

OTHER

1. Not prejudice future development which would provide significant environmental and amenity improvements.

Assessment of Visual Impact(s):

The main body of the application site is located approximately 180m to the northwest and outside of the northwestern extents of the defined settlement of Billington, being located on greenfield land which benefits from an open countryside designation.  

The proposed development would be located on an area of greenfield land that, save for an apartment block to the east, would be significantly physically detached and visually unrelated from the main built form associated with the main body of the settlement of Billington.  The extent of westerly sprawl associated with the proposed development, in concert with the scale of the proposed ‘village centre’ affords the proposal a further sense of visual separation and visual discord and disconnect with the location and inherent scale of nearby built-form.

As such, taking account of the overall site configuration and spatial arrangement, the proposed development would represent a significant north-westerly encroachment of built form into the open countryside that would be largely discordant when taking into account the existing fabric and pattern of development that defines the inherent character of the area, particularly in in relation to the pattern and density of development associated with the main body and periphery of the settlement to which it relates.

The proposal would result in the introduction of 15 two-storey blocks (of varying configurations) accommodating 60 assisted living units and a large-scale complex-style building accommodating 50 care bedrooms, each of which benefitting from associated parking and ancillary communal areas.  

Whilst it is recognised that a number of areas of the site will be dedicated to green infrastructure, it is considered that the quantum of development proposed is significant, particularly when taking account of the patterns and densities of adjacent development and the semi-rural characteristics of the site.  

Whilst areas of open communal and usable green infrastructure will afford a degree of separation between the proposed built-form, it is unlikely to afford significant visual mitigation to the proposal that would mitigate the stark cumulative visual impact of the proposal upon the landscape.

Furthermore, the usable open areas and green infrastructure areas associated with the ‘assisted living’ blocks, are likely to accommodate domestic paraphernalia.  Which when read in concert with the large areas of dedicated parking provision accommodating the parked motor-vehicle, the proposed development is likely to result in a significant visual suburbanising effect upon the landscape to the significant detriment to the inherent character and visual amenities of the immediate and wider area.

Taking account of the above matters it is considered that the proposal would result in significant direct measurable conflict with Policies DMG1 and DMG2 of the Ribble Valley Core Strategy.  Particularly insofar that approval would result in a significant level of built-form encroaching into the defined open countryside, resulting in a form of development, that by virtue of its quantum, configuration, location, density and scale, would result in an anomalous, incongruous and discordant incursion into the defined open countryside,  that fails to respond positively to the inherent pattern and densities of nearby development or the open-aspect character of the immediate open countryside character, being of significant measurable detriment to the character and visual amenities of the area.


	Highways and Parking:

The Local Highways Authority have raised no objection to the proposal stating that they consider, subject to the imposition of conditions, that the proposed development will not have a significant impact on highway safety, capacity or amenity in the immediate vicinity of the site.

As such, in respect of highways impacts, the proposal raises no significant measurable conflict(s) with Key Statement DMI2 or Policy DMG3 which seek to ensure the continued safe operation of the highways network and to ensure adequate pedestrian infrastructure and vehicular parking provision is brought forward to accommodate development


	Landscape/Ecology:

Given the proposal site relates to greenfield agricultural land that accommodates a small number of trees and areas of hedgerow, consideration must be given in respect of the potential for the development to result in adverse impacts upon protected species, ecology or habits and wildlife biodiversity.  With consideration also required in respect of the ability for the proposal to satisfy the mandatory Biodiversity Net Gain requirements as imposed pursuant to Schedule 7A of the Town and Country Planning Act 1990 (as inserted by Schedule 14 of the Environment Act 2021), which requires that applicable development deliver 10% Biodiversity Net Gain over and above the pre-development biodiversity value of the site.

The application has been accompanied by an Arboricultural Impact Assessment, Preliminary Ecological Appraisal and Ecology Technical Note (BNG). In respect of the submitted Arboricultural Impact Assessment, four trees are identified on/bounding the site - all of which are proposed for retention in the context of the development. 

The submitted Preliminary Ecological Appraisal concludes the following:

In England, biodiversity net gain is required under a statutory framework introduced by Schedule 7A of the Town and Country Planning Act 1990. This legislation was inserted into the 1990 Act by Schedule 14 of the Environment Act 2021, and was amended by the Levelling Up and Regeneration Act 2023.

Under the statutory framework for biodiversity net gain, subject to some exceptions, every planning permission is subject to a condition that the biodiversity gain objective is met (“the biodiversity gain condition”). This objective is for development to deliver at least a 10% increase in biodiversity value relative to the pre-development biodiversity value of the on-site habitat. This increase can be achieved through onsite biodiversity gains, registered off-site biodiversity gains or through statutory biodiversity credits. The development site will be subject to the biodiversity net gain condition. A statutory biodiversity metric tool along with pre- and post-habitat plans of the site are to be submitted separately. 

It can be confirmed that the landscape plans include the planting of over 100 trees and the creation of new gardens and grasslands. This will be of benefit to wildlife as compared to the existing habitat.

Trees:
The retained trees should be protected in line with any arboricultural assessment recommendations. Adjacent Streams It is not considered to be a strictly ecological concern but the development is recommended to protect the adjacent watercourses for potential pollution incidents during construction.

Ecological Enhancements:
Opportunities for nesting birds should be incorporated into the design layout with at least 20 bird boxes advised. The boxes should include several models which suit declining red-listed bird species such as house sparrow and starling. If at least one of the buildings has a sufficient height (at least 4.5m), boxes for common swift should also be installed. Such boxes can be integrated into new buildings as they are being constructed. The details of the boxes including positioning advice and specific locations of boxes can be included in a Biodiversity Enhancement and Management Plan (BEMP). Similarly, 15 bat boxes are advised to be installed and the details of these can be included in the BEMP. The development may also wish to consider the installation of hedgehog houses on the boundaries and other enhancement features such as log / brash piles.

Further Ecological Information:
A preliminary ecological appraisal is not usually sufficient to support a planning application as a standalone document and the majority of planning applications should be supported by an Ecological Impact Assessment (EcIA) following standard guidance (CIEEM, 2018). However, the potential impacts of the development relate to habitat loss which is to be dealt with via the BNG condition and this data is to be submitted separately. Therefore, an EcIA is not recommended.

In respect of the mandatory Biodiversity Net Gain requirements and the submitted Ecology Technical Note, Greater Manchester Ecology Unit (GMEU), upon assessing the submitted information, have raised no objections to the proposal stating that:

· That on-site habitat creation could be regarded as significant in Biodiversity net gain terms because of the creation of species-rich grassland and because of the numbers of new trees to be planted.  The on-site habitat creation, long-term management and monitoring should therefore be secured by establishing a relevant S106 agreement.  Full details of the landscaping proposals and details of long-term landscape management and monitoring should be required to be provided in the form of a Habitat Management and Monitoring Plan, provided as part of the Biodiversity Gain Plan.  The Biodiversity Gain plan will be required to be provided as part of the statutory Biodiversity gain Condition which will apply to this application.

· There is a reasonable level of confidence that the required Biodiversity Unit uplift for watercourses could be achieved. The details of this uplift could therefore be provided in the required Biodiversity Gain Plan. As off-site BNG provision, the enhancement of the watercourses must be secured through an S106 agreement.

As such and taking account of the above, the proposal does not raise any significant measurable conflict(s) with Policies DME1, DME2 nor DME3 of the Ribble Valley Core Strategy which seek to protect against adverse impacts upon habitat, biodiversity, ecology or protected species and species of conservation concern. 


	Other Matters:

Notwithstanding the Local Highways Authority having raised no objection to the proposal, consideration must be given in respect of the nature of the proposal and its locational appropriateness in relation to matters of sustainable patterns of development and access to a wide range of services and facilities without the need to perpetuate reliance upon the private motor-vehicle.

The proposal seeks consent for the creation of a Continuing Care Retirement Community consisting of a mixed form of accommodation with varying levels or degrees of ‘care’.  It is also proposed that qualifying persons who will be eligible to reside within the ‘community’ will be required to be aged either 65 years or more.

	In this respect it is clear that the 50 bed Care Home or ‘Village Centre’ provides accommodation that would full under a C2 use class which is defined as ‘residential accommodation and care to people in need of care, residential schools, colleges or training centres, hospitals, nursing homes.’  

However, the remainder of the proposal (assisted living units) will be brought forward in a form of self-contained accommodation which would afford residents/occupiers a high level or degree of independent living, in a form that is akin to that of a normal residential dwelling (use Class C3).  

The applicant has provided supporting information in which they consider that the aforementioned units still fall within use class C2 by virtue of residents having to purchase a ‘minimum care package’.  This supporting information is supplemented with a Unilateral Undertaking which defines the minimum standard of care to be provided to the qualifying persons which shall include:

· The availability of a 24 hour response;
· Security;
· Initial assessment and periodic review of the occupiers need for personal care;
· The provision of at least 4 hours personal care per week.

The Unilateral Undertaking goes on to further define ‘Personal Care’ as the four main types of personal care which are stated in the Department of Health publication ‘Supporting Housing and Care Homes Guidance on Regulation’ which are :-

· assistance with bodily functions such as feeding, bathing, and toileting;
· care which falls just short of assistance with bodily functions, but still involving physical and intimate touching, including activities such as helping a person get out of a bath and helping them to get dressed;
· 	non-physical care, such as advice, encouragement and supervision relating to the foregoing, such as prompting a person to take a bath and supervising them during this;
· 	emotional and psychological support, including the promotion of social functioning, behaviour management, and assistance with cognitive functions

The undertaking also states that the personal care will be delivered through a comprehensive and flexible network of services that responds to the need of the individual encompassing a flexible network of services that responds to the needs of individuals encompassing:

· domiciliary care;
· reception and administration;
· village transport services;
· laundry services;
· social activities and programmes.

Taking account of the high-degree and level of independence of those occupying the assisted living units, notwithstanding their purchase of an associated ‘care package. It is likely that the residents of the assisted living units will be likely to undertake vehicular trips or require access to external public services or facilities at a level that would be commensurate with that of a C3 residential Planning Unit.  In this respect, taking account the lack of walkable access to a wide range of services or facilities in the vicinity or within the settlement of Billington, it is considered that the proposed development, by virtue of its location would result a development that would result in increased reliance upon the private motor-vehicle to access day-to-day services and facilities.

Taking account of the above matters,  by virtue of the high-degree and level of independence of those occupying the assisted living units, it is considered that the proposal would lead to an unsustainable pattern of development, in a location that does not benefit from adequate walkable access to a full complement or wide range of local services or facilities, consequently placing increased levels of reliance upon the private motor-vehicle, contrary to the aims and objectives of Policy DMG3 of the adopted Core Strategy and the NPPF presumption in favour of sustainable development.


	Observations/Consideration of Matters Raised/Conclusion:

As such, for the above reasons and having regard to all material considerations and matters raised that the application is recommended for refusal.


	RECOMMENDATION:
	

	That planning consent be refused for the following reason(s).

	
01:
	
The proposal would result in significant direct measurable conflict with Policies DMG1 and DMG2 of the Ribble Valley Core Strategy.  Particularly insofar that approval would result in a significant level of built-form encroaching into the defined open countryside, resulting in a form of development, that by virtue of its quantum, configuration, location, density and scale, would result in an anomalous, incongruous and discordant incursion into the defined open countryside,  that fails to respond positively to the inherent pattern and densities of nearby development or the open-aspect character of the immediate open countryside character, being of significant measurable detriment to the character and visual amenities of the area.


	
02:
	
The proposal is in direct significant conflict with Policy DMG2 and consequently Policy DMB1 of the Ribble Valley Core Strategy in that the approval would lead to a significant quantum of visually unsympathetic and harmful built-form in the defined open countryside, located outside of any defined settlement boundaries, without sufficient or adequate justification.  Particularly insofar that the proposal is not for that of ‘Local Needs Housing’ nor has it been adequately demonstrated that the proposal is ‘essential to the local economy or social wellbeing of the area’, with the quantum of development proposed also precluding its ability to be considered as a ‘small-scale use appropriate to a rural area’.


	
03:
	
By virtue of the high-degree and level of independence of those occupying the assisted living units, it is considered that the proposal would lead to an unsustainable pattern of development, in a location that does not benefit from adequate walkable access to a full complement or wide range of local services or facilities, consequently placing increased levels of reliance upon the private motor-vehicle, contrary to the aims and objectives of Policy DMG3 of the Ribble Valley Core Strategy and the NPPF which has a presumption in favour of sustainable development.




image1.jpeg
&7, Ribble Valley
Borough Council
www.ribblevalley.gov.uk




