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1 .  INTRODUCTION  

1.1:  This appeal is  submitted against the refusa l  of planning permiss ion by Ribble 

Val ley Borough Counci l  for the construct ion of four dwel l ings  on land at 

Osbaldeston, BB2 7HX. The out l ine planning appl icat ion was submitted and 

registered on 12 t h September 2018 for four dwel l ings on the s ite .  

1 .2 :   Only means of access was cons idered as part  of the planning submiss ion.  

1 .3 :   The appl icat ion was refused planning permiss ion on 28th January 2019 for the    

fol lowing reasons :  

1 . The proposed res ident ia l  development of this  s ite is  contrary to Key 

Statements DS1 and DS2, as wel l  as Pol ic ies DMG2 and DMH3, of the 

Ribble Val ley Core Strategy.  Approval of this  appl icat ion would lead to 

new dwel l ings with in the open countrys ide without suf f ic ient just i f icat ion 

which would cause harm to the development strategy of the borough as 

set out in the Core Strategy, lead ing to unsustainable development.  

2 . The proposed dwel l ings would be high ly v is ib le from Osbaldeston Lane 

and would resu lt  in the introduct ion of bu i lt  form to the v isua l detr iment 

of the character and appearance of the def ined open countrys ide .  The 

scheme is  thus cons idered detr imenta l to the visual amenit ies  of the area 

which is  contrary to Key Statement EN2, and Pol ic ies  DMG1, DMG2 and 

DMH3 of the Ribb le Val ley Core Strategy,  as  wel l  as nat iona l gu idance 

conta ined with in the National P lanning Pol icy Framework.  

3. The proposed development would create a harmfu l precedent for  the 

acceptance of other  s imi lar un just i f ied proposals  for res ident ia l  

development outs ide the sett lement boundar ies  without suf f ic ient  

just i f icat ion which would have an adverse impact on the implementat ion 

of planning pol ic ies  of the counci l  contrary to the interests of the proper 

planning of the area in accordance with core pr inciples and pol ic ies of 

the NPPF.  

1.4 :  This statement responds to the reasons for refusa l and is  structured as fol lows:  

  Sect ion 2 descr ibes the s ite and its  surroundings , a long with relevant  

recent p lanning h istory for the s ite ;  

 

  Sect ion 3 ident i f ies the p roposal and descr ibes the var ious  e lements of the 

scheme;  

 

  Sect ion 4 of th is  statement references the p lanning pol icy pos it ion – both 

local and nat ional ;  

 

  Sect ion 5 of th is  statement provides ev idence to support the appea l with 

reference to the grounds of appeal ;  
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  Sect ion 6 ident i f ies other mater ia l  cons iderat ions which need to be taken 

into cons iderat ion. Note that this  appeal is  accompanied by a phase 1 

ecology study , traf f ic  speed surveys in addit ion to a copy of the 

comprehensive Des ign and Access Statement which also descr ibes the 

overarching landscap ing proposals  and drawing package.  

 

  Sect ion 7 d iscusses  the conclus ions and the planning ba lance . I t  a lso 

highl ights  the socia l ,  economic and environmenta l benef its  of the appeal  

proposal .  

   

 

1 .5 :  I t  is  cons idered that the fol lowing matters are areas of common ground with the 

local p lanning author ity  based upon a rev iew of the off icer report :  

  There is  no highway object ion to the scheme from the Highway Authority .  

  There are no dra inage matters which would prohibit  plann ing permiss ion 

being granted .  

  There are no known her itage assets within the s ite .   

  The ind icat ive p lans show that four dwel l ings  could be s ited on this  s ite 

without hav ing a detr imenta l impact on neighbouring res ident ia l  amenity 

by way of overshadowing, loss  of day l ight or out look.  

  The s l ight widening of  the access points would not impact on the root 

protect ion areas of the mature trees .  

  A hedgerow can be su itab ly re -establ ished behind the required vis ib i l i ty  

splay .  

  The s ite has a low ecolog ical value with no s igns of protected species 

found.  

  Great crested newts should not be a constra int for this  development .  
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2 .  S ITE ,  SURROUNDINGS AND PLANNING 

HISTORY 

2.1:  The appeal s ite is  rectangular in shape and is  0.43  hectares in extent . I t  is  l inear  

in form, is  current ly undeveloped land , and is  located in the sett lement  of 

Osbaldeston in the Ribble Val ley . The s ite l ies  adjacent (to the northwest) of the 

Bay Horse publ ic house  which itse l f  fronts onto the A59. This publ ic house is  

with in the h istor ic ownership of the appel lant s .   

2 .2 :   Mature trees l ie a long the east boundary of the s ite .  

 

F i g u re  1 :   The  l o ca t i on  o f  t he  appea l  s i t e  i s  i den t i f i ed  by  t he  r ed  c i r c l e .  ( Sou r ce  Goog l e  Maps )  

  CONTEXT 

2.3:  The s ite and its  context are fu l ly descr ibed in both the p lanning statement and 

des ign and access statement which were submitted as part of the appl icat ion 

proposal .  For ease of reference , these have again been descr ibed in this  appea l  

statement .   
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2.4:  The s ite s lopes gent ly from east to west and is  whol ly within f lood zone 11.   For 

clar ity ,  i t  is  conf irmed that no issues have been ra ised by the loca l planning 

author ity with regard to f looding or dra inage matters .  

2 .5 :  There are no statutory des ignated nature conservat ion s ites within the red -edged 

l ine. The associated f ie ld is  grass land and is  of  negl ig ib le ecolog ical importance 2.  

A species  of poor hedgerow current ly exists  around the var ious boundar ies of  

the s ite . Scattered trees also exist  a long part of the eastern boundary of the s ite 

– these trees range in matur ity but do not include any anc ient  or veteran 

specimens 3.  An ecologica l appraisa l has been provided as part of the 

cons iderat ion of th is  appeal .  

2 .6 :  Along the eastern s ide of Osbaldeston Lane , a l inear form of ex ist ing dwel l ings  

of varying sty les are ev ident . This  hous ing development along Osba ldeston Lane 

with in the surrounds of the s ite almost ent i rely date s from the mid- late 20th 

century.  

2 .7 :  The s ite is  not in a conservat ion area.  The nearest l is ted bui ld ing is  St Marys 

Cathol ic Church and Pr imary School ,  which is  within  a relat ive ly close proximity 

to the s ite (at a distance of 216 metres) .  There are no des ignated her itage assets ,  

such as l is ted bui ld ings or scheduled monuments , with in the s ite boundary .  

2 .8 :  Due to the d istances involved , the appeal proposal would not have any impact  

on the sett ing of these her itage assets .   As such , the proposal  is  cons idered to 

be acceptable in terms of impacts on the h istor ic  environment .  

SITE ACCESSIB ILITY  

2.9:  Mellor Brook , a larger Tier 1 sett lement 4 with a populat ion of 2,4675 is  located 

2 ki lometres (1.3  miles) to the south/southwest of Osbaldeston. To the west ,  

a long the A59 and the A677 l ies the City of Preston which is  12.8 k i lometres (8 

miles away) .  This is  where the nearest major  stop of the west coast main train 

l ine is  which has frequent tra in serv ices to London (Euston) , Scott ish c it ies ,  

L iverpool ,  Leeds and Bradford.  Blackburn, a former mil l  town with a populat ion 

of over 117,000 , is  s ited 8.5 k i lometres (5.3 miles) to the south of Osbaldeston.   

2 .10 :  The Tier 1 vi l lages of Mel lor and Mel lor  Brook provide loca l  services  to 

Osbaldeston and the c luster o f  v i l lages in th is  local i ty .  Each dist inct  vi l lage has , 

however ,  some faci l i t ies which support local services .  O sbaldeston itsel f  has a 

publ ic house, a place of worship ,  a pr imary school and a car dealersh ip .  I t  is  a lso 

located in very c lose proximity to the large employment host ing s ite of BAE 

Samlesbury and the newly opened headquarters off ice of Daniel Thwaites PLC.   

                                                           
1 Environment Agency website 
2 Ecological Appraisal of the site by Naturally Wild 
3 Ecological Appraisal of the site by Naturally Wild 
4 Ribble Valley Core Strategy 

      5 2011 ONS Census 
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F i gu re  2 :  The  con tex t  o f  the  s i t e  and  i t s  c l ose  re l a t i on sh i p  to  s i gn i f i c an t  emp loyment  hos t i ng  s i t e s  a t  

Me l l o r  B rook  and  BAE  Sam lesbu ry  wh i ch  l i e s  to  the  sou th  o f  Mye rs cough  Sm i thy  Road .   The  appea l  s i t e  

i s  h i gh l i gh ted  by  a  ye l l ow dot .  Dan i e l  Thwa i te s  PLC headqua r t e r s  bu i l d i ng  i s  i den t i f i ed  i n  b l ue .  BAE 

Sam lesbu ry  i s  i den t i f i ed  w i th  a  b l a ck  dot .  

Sou rce :  Goog l e  Maps  

2.11 :  The provis ion of hous ing in th is  wel l - located rural area is  supported by paragraph  

78 of the NPPF.  

2 .12 :  Indeed, in the determinat ion of a  planning appeal  for a dwel l ing at Brent Pelham 6 

the Inspector in 2015 ident i f ied the Pelhams, Hare Street and Great Hormead as  

a cluster of v i l lages where amenit ies are shared.   

2 .13 :  More recent ly ,  in November 2017 the Inspector 7 when cons ider ing s ix houses on 

a di f ferent appeal  s ite in Brent Pelham opined that :  

Whilst I  note that Brent Pelham has few fac i l i t ies it  is ,  though,  an 

establ ished sett lement…. I have had regard to the counci l ’s  point that  

the East Herts Vi l l age Hierarchy Study of 2016 Brent Pelham scored very 

low relat ive ly against sustainabi l i ty  cr i ter ia .  There is  only l imited bus 

service and res idents must largely rely on pr ivate vehicles for most of 

their da i ly needs . Nonetheless ,  paragraph 55 of the Frame work act ively 

promotes housing in rural communit ies where it  would support the loca l 

economy, part icu lar ly  in cases where amenit ies are shared between loca l  

v i l lages such as is  the case here .  

                                                           
6 Appeal reference: APP/J1915/W/15/3130591 Land adjacent to The Causeway and 5 Lower Cottages, Brent Pelham 
7 Appeal reference: APP/J1015/W/17/3178674- Land at Owlitts Cottages, Brent Pelham 
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2.14 :  Paragraph 78 of the NPPF 2018 also conta ins the same mater ia l  cons iderat ions  

by stat ing that ‘where there are groups of smal ler sett l ements , development in 

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

2 .15 :  Furthermore, Nat ional Planning Guidance (NPPG) states that  

Al l  sett lements can play a role in del iver ing sus tainable development in rural  

areas – and so b lanket pol ic ies restr ict ing hous ing development in some 

sett lements and prevent ing other sett lements from expanding should be 

avoided unless the ir use can be supported by robust ev idence.  (Our 

emphas is)  

PLANNING HISTORY 

2.16 :  Within Ribble Val ley Distr ict ,  the most recent publ ic ised monitor ing report 2016 -

2017 informs that there were no housing complet ions in Osbaldeston from 2008-

2017.  

2.17 :  There is  no history of hous ing development on this  parcel of land.  

2.18 :  A planning appl icat ion (reference 3/2017/0206) for the creat ion of two vehicle 

access points lead ing to/from Osbaldeston Lane to the s ite was granted planning 

permiss ion on 19th May 2017.  

2.19 :  This permiss ion has now been lawful ly implemented fo l lowing the discharge of  

the deta i ls  of condit ion 04 of permiss ion 3/2017/0206.  

2.20 :  Overleaf is  the approved s ite plan for the creat ion of the two accesses .  
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F i gu re  3 :  The  approved  s i te  p l an  g ran ted  p l ann i ng  perm i s s i on  unde r  re fe r ence  3 /2017 /0206 .  
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3 .  THE APPEAL PROPOSAL   

3.1:  The appeal proposal is  an out l ine planning appl icat ion  for the construct ion of 

four dwel l ings .  I l lustrat ive plans show a scheme that is  wel l -conceived and 

which has been des igned to ref lect the establ ished character of this  part of  

Osbaldeston Lane, whi lst  a lso seek ing to protect ,  conserve and s igni f icant ly  

enhance the biodivers ity  on the s ite and the parce ls of land which surround the 

s ite .   

 

F i gu re  4 :   The  e l eva t i on  de ta i l s  and  sugges ted  s chedu l e  o f  m a te r i a l s  fo r  one  o f  the  hous es .  

Sou rce :   I l l u s t r a t i on  f r om the  des i gn  and  a cces s  s t a tement  by  Rura l  So l u t i on s .  

 

3.2:  These plans are i l lustrat ive and a lternat ives could be cons idered in any reserved 

matters scheme i f  the inspector  cons iders this  an appropriate course to take.  

3.3 :  The red edged l ine of the appeal proposal  mirrors that of the establ ished 

housing development on the eastern s ide of Osbaldeston Lane.  This red edged 

l ine a lso ref lects the bui l t  form e ither s ide of  the s ite - at one s ide there is  a 

dwel l ing ident i f ied as L itt le Commons and beyond the other abutt ing boundary 

to the south l ies the Bay Publ ic House and it s  car park .    

3 .4 :  The red edged boundar ies form a def init ive boundary to the development in 

order to protect the mature plant ing and trees to the west and in order to 

ensure a suitable buffer is  re tained to the establ ished publ ic  house, The Bay 

Horse.   

3 .5 :  Appropriate landscap ing, based on nat ive species ,  wi l l  a lso help enhance this  

area of the vi l lage . The proposed landscaping pr inc ip les are documented with in  

the submitted Design and Access Statement .  

3 .6 :  New hedges are to be provided between the proposed dwel l ings and addit iona l  

nat ive plant ing wi l l  a lso be carr ied out to promote biodivers ity at the s ite .   
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3.7:  The counci l ’s  countrys ide off icer has not ra ised any object ions to any ecology 

aspect of the scheme.  Indeed, whi lst  a number of objectors raised concerns in 

response to the impact of the proposal would have ( in the ir opin ion) upon 

protected species , detai led ev idence has been provided by the appel lant ’s  

ecologist which has al lowed the loca l p lanning author ity to conclude that Great 

Crested Newts (GCNs) ‘would not be a constraint for th is  development’ .  

3 .8 :  Accesses to the s ite have  been minimised .  There are two accesses to the s ite 

at present and these wi l l  be retained with each being modif ied to ensure that  

a 6 metres rad ius is  prov ided at the entrance points .  The Countrys ide off icer 

has agreed that the exist ing access points can be widened (as shown on the 

submitted plans) without  impact ing upon the root protect ion areas of the trees 

s ituated along the eastern boundary of the s ite .   The Countrys ide off icer is  a lso 

sat is f ied that the sect ions of hedgerows to be removed can be suitab ly  re-

establ ished behind the required v is ib i l i ty splay .   

3 .9 :  A pedestr ian access point has been des igned into the scheme. This wi l l  prov ide 

for pedestr ian movement (of any new res idents as wel l  as estab l ished ones) to 

the bus stop which is  s ited on the A59 at the front of The Bay Horse.  This 

pedestr ian walkway provides for a landscaped buffer to be des igned to the front 

of the proposed houses .   

 

F i gu re  5 :  I l l u s t r a t i v e  l a you t  w i th  overa rch i ng  l andscap i ng  s cheme .   

Sou rce :   des i gn  and  a cces s  s t a tement  by  Rura l  So l u t i on s  

3.10 :  Overal l ,  the des ign of the scheme has evolved to ensure that it  blends into a 

rural landscape sett ing .  This is  ach ie ved by the provis ion of a more relaxed 
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bui lt  form which leaves la rger gaps between each of the proposed houses and 

by the provis ion of new dwel l ings which respect and mainta in the pattern of 

exist ing p lots which surround the s ite .  The scheme has integrated both the 

highway and pedestr ian accesses into the des ign process .  

3 .11 :  The i l lustrat ive des ign of the houses has been careful ly art iculated to high l ight 

the fact that the vernacular of the surrounding loca l i ty a nd the character of  

Osbaldeston as a whole is  not undermined . The submitted Design and Access 

Statement highl ights this  careful attent ion to detai l  which has been taken to 

ensure that these units are of a scale , des ign and appearance which is  whol ly 

appropriate to the loca l i ty and which can  enhance the v isua l appearance of the 

street scheme in this  rural gateway locat ion.   

3 .12 :  In terms of the impact of the dwel l in gs on neighbour ing establ ished propert ies ,  

the case off icer of  the planning appl icat ion cons idered that :  

With regard to the potent ia l  impact upon neighbouring res idents ,  g iven the 

separat ion distances provided the ind icat ive plant shows that four dwel l ings 

could be s ited on this  s ite without hav ing a detr imenta l impact  upon 

neighbour ing res ident ia l  amenity by way of overshadowing, loss of day l ight  

or out look .  

3 .13 :  In summary,  there are no technical reasons as to why p lanning permiss ion 

cannot be granted for development at th is  s ite .  The pr imary reas ons the loca l 

planning author ity rely on in their refusal is  that that proposal is  ad jacent to a 

Tier 2 sett lement where any housing development is  not al lowed, the impact 

of the development on the landscape and , i f  a l lowed, the development would 

create a harmful precedent .  

3 .14 :  Clear ly ,  however , each appl icat ion/appeal  must be determined on its  own 

merits .    
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4 .  THE DEVELOPMENT PLAN AND THE 

NATIONAL PLANNING POLICY 

FRAMEWORK  

4.1:  Sect ion 38 (6) of the P lanning and Compulsory Purchase Act 2004 states that  

i f  regard is  to be had to the development plan for the purpose of any 

determinat ion to be made under the P lanning Acts the determinat ion must 

be made in accordance with the plan unless mater ia l  co ns iderat ions indicate 

otherwise .  

4 .2 :  The statutory development plan is  made up of :   

  The Core strategy 2008-2028 (adopted December 2014) ;  

4 .3 :  The Housing and Economic Development Plan  Document (DPD) is  current ly 

being progressed and the examinat ion hear ing closed on the 24 t h January 2019.  

4.4 :  I t  is  noted that there is  no neighbourhood p lan being prepared by Osbaldeston 

Par ish .  

4 .5 :  The counci l  has  documented their intent ion to progress a Local Plan which wi l l  

replace the ex ist ing development p lan.  The purpose of this  Local  Plan is  to 

provide the strateg ic overv iew for th e borough and set out the key pol icy 

des ignat ions , statement and development management pol ic ies .  The Loca l 

Development Scheme shows that the loca l pl an is  due to be adopted in Ju ly 

2020 however no s igni f icant  progress seems to have been made to date.  

4 .6 :  The planning pol icy context for the p lanning appeal is  ident i f ied by the loca l 

planning author ity in their dec is ion not ice as bein g the Ribble Val ley Core 

Strategy 2008-2028 and the National Planning Pol icy Framework  (NPPF) .  

ADOPTED LOCAL PLAN POLICY  

4.7:  The decis ion not ice cites conf l ict with pol ic ies DS1, DS2, DMG1, DMG2, DMG3, 

DMH3 and EN2 of the Core Strategy .  

4 .8 :  These planning po l ic ies require that the major ity of new hous ing is  located in 

the pr incipal  sett lements  and that in Tier 2 sett lements (such as the appeal s ite)  

only development that  has recognised regenerat ion benef its ,  is  for ident i f ied 

local needs or sat is f ies neighbourhood  p lanning legis lat ion , wi l l  be cons idered 

i f  i t  is  smal l -sca le development in the smal ler sett lements  that are appropr iate 

for consol idat ion and expans ion or rounding off o f the bui lt  up area (our 

emphas is) .  
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4.9:  The Core Strategy advises that ‘ t hrough this  strategy , development 

opportunit ies wi l l  be created for economic , social and environmental wel l -be ing 

and development for future generat ions ’ .   

4 .10 :  Specif ic deta i ls  in Pol icy DMG1 seek  to ensure that al l  development must be of  

a high standard of des ign which is  s ympathet ic to the dens ity ,  layout and 

relat ionsh ip between bui ld ings and the surrounding landscape.  I t  a lso seeks to 

ensure that safe access can be provided and that the amenit ies  of the 

surrounding area are not adversely af fected .  In terms of the natura l  

env ironment , the counci l  proposes within this  pol icy to fol low the pr inc ip les of  

the mit igat ion h ierarchy – these are cited as  

( i)  enhancing the environment ,  

( i i )  avoiding impact ,   

( i i i )  minimis ing impact ,   

( iv)  restor ing damage and then compensat ing for damage.    

Her itage assets and their sett ing must a lso be protected and enhanced.  

4.11 :  Pol icy DMG2 of the Core Strategy seeks that with in Tier 2 vi l lages , development 

could be acceptable i f  i t  meets the socia l wel l -be ing of the area .  Any such 

development should be in keeping wi th the landscape by v irtue of i ts  s ize ,  

des ign , use of mater ia l s ,  landscaping and s it ing.  Development should avoid 

habitat fragmentat ion.   

4 .12 :  The speci f ic wording of pol icy DMG2 (Strategic Considerat ions ) is  set down 

below. Key wording is  highl ighted.  Comments  made on behal f  of the appel lant 

are g iven on certain bul let points of the pol icy  are made underneath the pol icy 

cr iter ion and are made in ita l ics for c lar ity .  

Within the Tier 2 vi l lages and outs ide the def ined sett lement areas development  

must meet at least one of the fol lowing cons iderat ions :  

1 .  The development should be essent ia l  to the local economy or soc ia l 

wel lbe ing of the area.  

Ful l  ev idence is  g iven in both th is  appeal statement and the p lanning statement  

of the soc ia l wel l -being benef i ts  of  th is  scheme.   The scheme is  an appropr iate  

scale of deve lopment  for th is  sett lement , in a wel l -connected locat ion .  New 

res idents wi l l  br ing new v ita l i ty  to th i s  community ,  wh ich has fa i led to grow in 

a pos it ive way ,  to cont inue and enhance the soc ia l wel l -be ing of the sett l ement 

without detr iment to the env ironment .  The proposals prov ide for rural hous ing 

in accord with parag raph 78 of the NPPF (which is  detai led below in the sect ion 

on Nat iona l P lann ing pol icy)  which seeks to promote susta inab le deve lopment 

in rural areas by loca ted hous ing where i t  wi l l  enhance or maint a in the v i ta l i ty  
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of rural communi t ies .  Deve lopment in one v i l lage may support serv ice s in a 

v i l lage nearby .  

2.  The development is  needed for the purposes of forestry or agr iculture .  

3 .  The development is  for loca l needs hous ing which meets an ident i f ied need 

and is  secured as such.  

4 .  The development i f  for smal l  sca le tour ism or recreat ional developme nts 

appropriate to a rura l area .  

5 .  The development is  for smal l -sca le uses appropr iate to a rural area where 

a local need or benef it  can be demonstrated . 

This smal l  scale res ident ia l  use of the s i te is  appropr iate development for the 

sett lement  which al lows i t  to grow organ ical l y  whi ls t  de l iver ing both socia l and 

economic benef i ts  to the community and surround ing v i l lages .   Pol i cy DS1 of 

the Core Strategy prov ides for the smal l  scale development in the smal ler 

set t lements that are appropr iate for ‘ round ing of f ’  of the bu i l t  up area as i t  

recognises that economic , socia l and env i ronmenta l  wel l -be ing and development 

needs have to be addressed for future generat ions .  

6.  The development is  compat ib le with the enterpr ise zone des ignat ion .  

Samlesbury Enterpr ise Zone is  in c lose prox imity  to the appl icat ion s i te .   The 

zone forms a centre of exce l lence for h igh technology manufactur ing , generat ing 

benef i ts  for the whole county .  Up to 6,000 h ighly ski l led jobs wi l l  be created 

direct ly ,  p lus a further 5 ,000 to 7 ,000 in the local  supply cha in .   

The proposed hous ing w i l l  be located in c lose proximity  to the Enterpr ise Zone 

(1.8 k i lometres (1.1 mi les) away)  and can support the prov is ion of suitab le 

hous ing for those ski l led workers  on the s i te to l ive with in a v ibrant community 

support ing local fac i l i t ies and serv ices . 

4.13 :  Pol icy DMG3 (Transport and Mobi l i ty) states that in making decis ions on 

development proposa ls the local p lanning author ity wi l l  attach cons iderab le 

weight to :  

  the relat ionsh ip of the s ite to the ava i l abi l i ty and adequacy of publ ic 

transport  and associated in frastructure to serve those moving to and 

from the deve lopment ;   

  the relat ionship of the s ite to the pr imar y route network and the 

strategic road network ;   

  the provis ion made for access to the development by pedestr ians  and 

cycl is ts ;  and  
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  provis ions which promote development within exist ing developed areas 

or extens ions to them at locat ions which are highly access ib le by means  

other than the pr ivate car .    

4 .14 :  With regard to c ited pol icy EN2 ( landscap ing) , the key focus of the pol icy i s  on 

ensur ing that the landscape and character  of the Forest of Bowland Area of  

Outstanding Natura l Beauty (AONB) is  conserved a long with  its  sett ing.  I t  

should be noted that the appeal s ite is  not c lose to , nor does it  impact on , the 

sett ing of the AONB.  The pol icy states that the counci l  expects development 

to be in keeping with the character  of the landscape , ref lect ing loca l  

dist inct iveness ,  vernacular  sty le , sca le , style ,  features and bui ld ings mater ia ls .  

4 .15 :  Note:  the appeal proposal provides i l lustrat ive  mater ia l  which takes into 

account a l l  of these matters .  

NATIONAL PLANNING POLICY FRAMEWORK 

4.16 :  National p lanning pol icy is  set out in the  NPPF and paragraphs8, 9 , 11, 14, 38,  

47, 59 ,  61, 78,  83 , 91 ,  92, 102,  103, 108, 109, 110, 117,  118, 122,  124,  127, 

131, 170 and 175 are part icular ly relevant .  

4 .17 :  Later in th is  statement , evidence is  g iven to show that addit iona l hous ing in 

Osbaldeston can help promote the broader pr inc ip les  of sustainable  

development in rural areas in accordance with paragraph 9 of the NPPF.  I t  is  

not intended to repeat  that ana lys is  here. Guidance in the NPPG states that ‘a l l  

sett lements  can p lay a role in de l iver ing susta inable development ’ .  

4 .18 :  Paragraph 78 of the NPPF does not require development to be located where 

there is  access to a speci f ic l is t  or leve l of services ; ‘hous ing should be located 

where it  wi l l  enhance or mainta in the vita l i ty  of rural communit ies ’ .  

4 .19 :  The loca l fac i l i t ies avai lab le with in Osbaldeston Par ish inc lude community 

bui ld ings , a p lace of worship , a pr imary school  and a publ ic house.   

4 .20 :  I t  is  cons idered that the appeal proposa l  wi l l  contr ibute to these services and 

add to the vita l i ty of the rural community be ing maintained.  The NPPG gives  

guidance for counci ls  in how to cons ider rura l hous ing pol ic ies  and states  

a thr iv ing rural community in a l iv ing, work ing countrys ide depends , in part ,  

on retaining loca l serv ices and community faci l i t ies  such as schools ,  loca l 

shops , cu ltura l venues ,  publ ic houses and places of worship .   

4 .21 :  The above-ment ioned fac i l i t ies are within 200 metres of the appeal  s ite .  

4 .22 :  Paragraph 78 ( former ly paragraph 55 of the NPPF 2012) a lso states that ‘where 

there are groups of smal ler sett lements , development in one vi l lage may support 

services in a v i l lage nearby ’ .   The nearby v i l lage of Ba lderstone provides a 

pr imary school ,  a church and a further publ ic house .  At nearby Mel lor and 

Ribchester addit ional day to day services are in evid ence.   
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4.23 :  The Inspector , in  her decis ion 8 on the construct ion of a house in Brent Pelham, 

Hertfordshire cons idered that :  

Paragraph 55 9 of the Framework act ive ly promotes housing in rura l  

communit ies  where it  would support the local economy, part icular ly ,  as in 

this  case , where amenit ies are shared between clusters of vi l lages such as  

the Pelham’s ,  Hare Street and Great Hormead.  Although the development 

would add to the level of car dependency with in the vi l lage, this  minor harm 

is not suff ic ient  to outweigh the benef its  of provid ing an addit ional dwel l ing ,  

when cons idered against pol ic ies in the Framework as a whole .  

4 .24 :  Paragraphs 103 and 108 of the NPPF address object ives around sustainable 

transport giv ing people a real choice about how t hey travel ,  but recogn ise that  

opportunit ies  to maximise sustainable transport solut ions wi l l  vary between 

urban and rural  areas , and this  should be taken into account in both plan 

making and decis ion making  (Paragraph 103) .  

4 .25 :  This pol icy is  ef fect ively re iterated with in Core Str ategy pol icy DMG3 as  

highl ighted ear l ier .  

 EMERGING DEVELOPMENT PLAN  

4.26 :  The emerg ing loca l p lan is  at an ear ly stage and the loca l planning a uthor ity 

have not c ited any emerging pol ic ies in their decis ion not ice and none are 

highl ighted in the off icers ’  report .   

FIVE YEAR HOUSING LAND SUPPLY  

4.27 :  The counci l  adv ise that they now have a f ive-year land supply in place.  This 

pos it ion , however ,  inc ludes s ites which have not been proven to be del iverable 

with in the f ive-year per iod (as required by the NPPF 2018) .  

4 .28 :  This appeal ,  however ,  does not seek to focus on th is  part icu lar  issue matter as 

irrespect ive of whether there is  a f ive-year land supply or not , the del ivery of 

appropriate sustainab le development in rura l  v i l lages such as Osba ldeston is  a 

key asp irat ion of the NPPF. This s ituat ion is  ful ly evidenced in the planning 

statement .  Furthermore, Core Strategy pol icy,  which al lows appropr iate housing 

development in T ier 2 sett lements is  support ive of hous ing regard less of the 

distr ict wide land supply.  

  

                                                           
8 APP/J1915/W/15/3130591 
9 Now paragraph 78 of the NPPF 2018 
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5 .  GROUNDS OF APPEAL  

5.1:  There are several  key matters which the local  planning author ity have rel ied on 

in the decis ion not ice .  These can be summarised as :   

That the proposed development would lead to new dwel l ings in the open 

countrys ide without suff ic i ent just i f icat ion ;  

That i f  permitted , the development  would cause harm to the development 

strategy of the distr ict and lead to unsusta inable development ;  

That the proposed dwel l ings would be high ly vis ib le ;   

That the introduct ion of bui lt  form which would af fect  the character and 

appearance of the open countrys ide ;  

That the development would be detr imenta l to the visua l amen it ies of the 

area ; and 

That the development would create a harmful precedent for res id ent ia l  

development outs ide the sett l ement boundar ies which would be contrary 

to the proper plann ing of the area .  

5 .2 :  These matters are discussed in the sub-headings below.  

That the proposed development would lead to new dwel l ings in the open 

countrys ide without suff ic ient just i f icat ion;  

5.3 :  The counci l  states in its  p lanning report  on this  appl icat ion that  the  local  

planning author i ty accept that the s ite ad jo ins the sett lement boundary of  

Osbaldeston.  However , they argue that Osbaldeston is  des ignated as a Tier 2 

sett lement  and thus even is  the appeal  s ite was with the sett lement boundary 

of Osbaldeston, as th is  is  a Tier 2 sett lement , res ident ia l  development of the 

s ite would st i l l  be unacceptab le and contrary to planning pol icy.   

5 .4 :  Both the development strategy of the Core Strategy and the overarching thrust 

of the NPPF seek to support sustainab le development.  This means that  

planning pol ic ies and decis ions should p lay an act ive role in guid ing 

development towards sustainable so lut ions , but in doin g so should take 

local c ircumstances into account , to ref lect the character , needs and 

opportunit ies  of each area (paragraph 9 of the NPPF) .  

5 .5 :  I t  has been fu l ly ev idenced as part of this  appeal statement and with in the 

Planning Statement that the scheme promotes appropriate rura l sustainable 

development .  There is  no blanket prohibit ion of appro priate sustainable 

development whether that development l ies within a Tier 1 or Tier 2 

sett lement .  Each appl icat ion must  be treated on its  merits  and with regard to 
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the part icular character ist ics  of the locat ion of the s ite and the impacts  of the 

proposed development .  

5 .6 :  Within the Core Strategy for R ibble Val ley , pol icy DS1 states that development  

that has recognised regenerat ion benef its ,  is  for ident i f ied local  needs , or  

sat is f ies neighbourhood planning legis lat ion ,  wi l l  be cons idered  in al l  the 

boroughs .  This speci f ica l ly inc ludes a statement that  smal l-scale development 

in the smal ler sett lements  that are appropriate for consol idat ion and expans ion 

or rounding of f the bui lt -up area may be acceptable .  The just i f icat ion for th is  

is  that the economic , social and environmental wel l -being and development of 

future generat ions  wi l l  then be met .  

5 .7 :  The appel lants cons ider that the proposal  does met the pol icy requirements for 

new housing in Tier 2 sett l ements as evidenced in our planning statement and 

further cons idered below (and in sect ion 4 of the appeal statement) .   As such,  

i t  is  cons idered that the proposal  is  development plan compliant and suff ic ient  

just i f icat ion has been provided to demonstrate this .    

5 .8 :  However , the local p lanning author ity have fa i led to take the above matters  

into cons iderat ion in their cons iderat ion of this  scheme.  Indeed, fu l l  ev idence 

of the sustainabi l i ty  of this  proposal was presented as part of the planning 

appl icat ion, especia l ly in terms of the socia l sustainabi l i ty  of the community as 

a whole.  The refusal  i s  despite the fact that  pol icy DMG2 speci f ical ly  a l lows 

for the provis ion of development which is  essent ia l  to the loca l economy or 

socia l  wel l -being of the area.   

5 .9 :  I t  is  disappoint ing that the loca l planning author ity has not commented or 

assessed this  ev idence in its  report .  

That i f  permitted , the development would cause harm to the development 

strategy of the distr ict and lead to unsusta inable development;  

5 .10 :  Paragraph 78 of the NPPF states that to promote sustainab le development in 

rural areas , hous ing should be located where it  wi l l  enhance or mainta in the 

vita l i ty of rural communit ies .  Sustainab le devel opment is  def ined in paragraph 

8 and comprises three dimensions : an economic ro le, a soc ia l role and an 

environmental role.   Although the reason s for refusal re lates to a matter of  

pr inc ip le and to environmenta l  matters ,  i t  is  cons idered essent ia l  to discuss a l l  

through aspects of sustainabi l i ty  as a l l  are c losely intertwined.  

5.11 :  The social role of sustainable development is  def ined as :  

Support ing strong ,  v ibrant and healthy communit ies ,  by provid ing the supply 

of hous ing required to meet the needs of present and future generat ions ,  

and by creat ing a h igh-qual ity bui lt  environment, with access ib le loca l  

services that ref lect the community’s  needs and suppo rt its  health, socia l  

and cu ltural wel l -being .  
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5.12 :  Demographic character ist ics and change exper ienced by communit ies are an 

important inf luence on vita l i ty .  The age prof i le of a community in f luences the 

level and va lue of demand for di f ferent services and the social capac ity of that 

community , inc luding the propensity to provide clubs , act iv it ies and events ,  and 

the capac ity of the community to manage community owned assets .  

5 .13 :  An overarch ing social  prof i le is  evidenced with in the submitted p lanning 

statement (Sect ion 4 of the document) .  In a nutshel l ,  i t  is  cons idered that new 

housing as proposed wil l  prov ide houses to attract new famil ies  to aid the 

retent ion of services and faci l i t ies in the vi l lage, especial ly the loca l schools  

both here and in the nearby v i l la ge of Balderstone.  

5.14 :  The fol lowing social benef its  wi l l  enhance and mainta in the v ita l i ty of the 

community , as required by paragraph 78 of  the NPPF. These benef its  wi l l  

inc lude:  

  The creat ion of hous ing provis ion which can be del ivered eff ic ient ly and 

quickly ,  as the s ite has very few constraints ;   

  Housing to meet ident i f ied loca l demand;  ass ist ing in bui ld ing and 

maintaining a mixed and ba lanced community that wi l l  susta in and 

enhance the v ita l i ty  of community l ine in Osbaldeston and the 

surrounding c luster of vi l lages ;  

  The provis ion of new homes to be accessed by the housing market local ly  

rather than being forced to move away due to a lack of susta inable 

ava i lab le housing – th is  wi l l  help provide a more balanced community 

for al l  ages ;  

  The provis ion of new housing is  l ikely to attract younger fami l ies and 

people of working age, who wi l l  he lp to mainta in and enhance the future 

vita l i ty of Osbaldeston by creat ing new demand for local services ; and  

  The construct ion of a wide range of high -qual ity homes of high-qual ity 

des ign with green infrastructure that wi l l  create a hea lthy place to l ive.  

5 .15 :  I t  is  a lso evidenced that Osbaldeston  has demonstrable vita l i ty .  

5 .16 :  At paragraph 4.09 and Figure 4.3 of the planning s tatement , i t  is  evidenced that  

there are a high number of economical l y act ive persons in Osbaldeston. Figure 

4.5 further h ighl ights the s ign i f icant number of res idents in Osbaldeston  who 

work from home (26%) in contrast to the dist r ict and the reg ion which are 14% 

and 9% respect ive ly .  As such, whi lst  i t  is  acknowledged that there may  be a 

need to use the pr ivate vehicle as a mode of transport ,  this  does not necessar i ly  

mean that employment opportunit ies are l imited or far away.  

5 .17 :  Paragraphs 4 .13 and 4 .14 ev idence the nearby employment opportunit ies for 

those choosing not to work at home.  Let ’s  a lso not forget that there is  a bus 
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stop with in 150 metres of the s ite outs ide the front of The Bay Horse pub 

which serv ices a bus service provid ing a d irect ,  short journey a long the A59 to 

nearby towns.    

5 .18 :  Economic benef its  ar is ing from the proposa l wi l l  inc lude:  

  The provis ion of hous ing – the unit s izes proposed wi l l  provide a 

suitab le , sustainab le choice for the wider marker which is  del iverable;  

  An increase in counci l  tax rece ipts ar is ing from each new dwel l ing 

constructed;  

  New Homes Bonus payments ;  

  Retent ion, enhancement and growth of ex ist ing v i l lage fac i l i t ies ;   

  An increase in the number of households with in Osbaldeston wi l l  

increase expenditure in the vi l lage and wider economy;  

  The creat ion of  ind irect jobs and economic act iv ity from the increase in 

the number of homes in this  loca l i ty ;   

  New populat ion growth wi l l  br ing new ski l ls  to the local i ty ;  and  

  The benef its  of construct ion jobs dur ing the development of the s ite .  

5 .19 :  The NPPF is  c lear :  

Plans and decis ions need to take local c ircumstances into accoun t so that 

they respond to the di f ferent  opportunit ies for ach iev ing sustainable 

development in di f ferent areas .  

5 .20 :  Paragraph 103 of the NPPF also  states that :  

Opportunit ies  to maximise susta inab le transport solut ions wi l l  vary 

between urban and rural areas , and this  should be taken into account in 

both plan-making and decis ion-making .  

5 .21 :  The NPPF speci f ical ly addresses locat iona l sustainabi l i ty re lat ing to the  

provis ion of rura l hous ing .   Indeed, i t  is  repeatedly acknowledged by decis ion 

takers that the use o f pr ivate cars wi l l  form part of people’s  travel patterns and 

that a rel iance on the car does not make a development inherent ly 

unsustainab le .  

5 .22 :  The Inspector in a case at Feniton 10  expressed this  c lear ly when he wrote:  

                                                           
10 APP/U1105/A/13/2191905 
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The future occupiers of the current ly proposed housing would be l ike ly ,  

then,  to be dependent at least to some extent on the use of a car ,  so the 

effect of permitt ing any of the proposa l s  would be to increase the number 

of tr ips made to and from Feniton by pr ivate vehic le…It is  worth not ing 

that th is  is  a lso l ike ly to be the case, a lbeit  to vary ing extent , in most of  

the distr ict ’s  rura l sett lements ; the NPPF expl ic it ly recognises that  

development in rura l areas is  unl ikely to offer the same opportunit ies for 

promoting sustainab le modes of tran sport as is  development in urban areas .   

That is  not , o f course, reason in itse l f  to focus al l  new development on the 

urban areas ,  because the ‘sustainab i l i ty ’  o f putt ing development in a 

part icular locat ion is  about much more than just the access ib i l i ty o f that  

locat ion .  

5 .23 :  In this  instance the opportunity for many journeys to be shor t ,  and for longer  

journeys to include mult i -modal methods of transport ,  a lso counts in favour of  

the development.  

5 .24 :  I t  is  a lso the case that many of the car-based journeys that wi l l  ar ise from the 

proposed development wi l l  be subst itut ion rather than addit ional .   The 2014 

Lyons Housing Review reminded us that ‘ typica l ly the vast major ity of people 

(72%) move home with in a 10 mi le radius ’ (page 5245) .  Many of these journeys  

wi l l  a lready be made in other parts of the dis tr ict .   The move to Osbaldeston  

may be an opportunity for people to move closer to the ir soc ia l  networks , 

places of work or chi ldren’s school than they do now.  

5.25 :  There is  noth ing in the NPPF that talks of  the need to tr ave l by car .   The 

def init ion of Susta inable Transport Modes in the glossary of the NPPF inc ludes 

low and ultra- low emiss ion vehicles and car shar ing .  In accordance  with 

paragraph 105 of the NPPF, the appel lants  welcome the attachment of a 

condit ion requir ing a scheme to be provided which incorporates faci l i t ies for 

the charging plug- in and other ultra- low emiss ion vehic les pr ior to occupat ion 

of any of the dwel l ings . Such a condit ion can help inf luence the future behaviour 

of res idents when buying new (to them) cars .  

5 .26 :  With regard to environmenta l matters ,  the s ite is  located ad jacent and opposite 

exist ing res ident ia l  propert ies .   I t  l ies to the rear of the Bay Horse publ ic house 

and its  associated car  park.  Two accesses already ex ist  to the s i te and the 

Countrys ide off icer at the counci l  has stated that they have no object ions  to 

margina l widening of these accesses to accommodate the proposed scheme.   

There would be no impact ing on the root protect ion areas of the trees 

pos it ioned along the eastern boundary  of the s ite .  Hedgerows can be suitably 

re-establ ished behind the required vis ib i l i ty splay.  

That the proposed dwel l ings would be high ly vis ib le  

5.27 :  As with most hous ing schemes , the proposed dwel l ing would of course by high ly 

vis ib le from the publ ic  highway direct ly in front of them.  The houses are set 

back into the s ite and would be v is ib le from the highway pass ing it  in  so far as  
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the houses at the opposite  s ite of  the road are v is ib le .  As noted later in th is  

sect ion of the report ,  the s ite is  bounded by woodland to one s ide and by bui l t  

development to the three other s ides .  The s ite is  s imply just not prominent in 

the landscape.  

5.28 :  Furthermore, the scheme is  i l lustrat ive only .   Appearance,  sca le , layout and 

landscap ing are reserved matters .   No detai ls  h ave been presented by the local  

planning author ity as to why new dwel l ings on the s ite would be h ighly v is ib le 

when the scale and mass ing of  any new unit can be su it ably control led via the 

planning process .  I f  requested, the appel lant can p lan for a scal e and mass ing 

of dwel l ings which is  at a s ing le storey or 1.5 story height .  

5 .29 :  In any event , just because something is  v is ib le it  does not make that  

development unacceptable or harmfu l .   This  is  especia l ly so in this  loca l i ty 

where the s ite is  surrounded on three s ides by a var ie ty of bui lt  form.  Further ,  

mature trees are ev idence a long the boundar ies of the s ite which mit igate vi ews 

into the s ite .   

5 .30 :  As such , respect fu l ly i t  is  cons idered that there is  no evidence put forward by 

the loca l  planning author ity to art icu late why the dwel l ings would be ‘h igh ly 

vis ib le ’  on the s ite and within the community at large.  

That the introduct ion of bui lt  form which would af fect the character and 

appearance of the open countrys ide  

5.31 :  The s ite is  located abutt ing (on three of i ts  boundar ies) exist ing bui l t  

development which is  pr imar i ly a number of varying sty le res id ent ia l  propert ies .    

5 .32 :  To the rear of the s ite (outwith the s ite) is  a dense wooded area which fo rms 

a backdrop to the appeal s ite .  As such, i t  is  cons idered that  the appeal s ite is  

v isual ly conta ined and associated with the housing which ex ists adjacent to it  

rather than the f ie lds to the west of the s ite .   
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F i gu re  6 :  The  s i te  con tex t  s howing  the  v i s ua l l y  con ta i ned  s i te  wh i ch  t a kes  i t s  cha ra c te r  fo rm th e  

ex i s t i n g  bu i l t  f o rm a long  Osba lde s ton  Lane .  The  ye l l ow  do t  i den t i f i e s  th e  s i t e .   Hous i ng  i s  i den t i f i e d  

by  a  b l ue  do t  and  the  ex i s t i n g  pub l i c  house ,  s choo l  and  chu rch  by  b l a ck  do t s .  

Sou rce :  Goog l e  Maps  

5.33 :  There is  no harmfu l encroachment into the r ural area by this  rounding of f of 

the bui lt  form in Osbaldeston. The exist ing mature trees are to be retained,  

there wi l l  be no undue impacts on the tree roots from any works undertaken 

to the accesses to the s ite and there wi l l  be a net gain in terms of b iodivers ity 

at the s ite .  

5 .34 :  The local planning author ity have agreed that the s ite has low ecologica l va lue 

with no s ign of protected species found.  Biodivers ity measures are 

wholehearted ly supported and this  a l lows for the posit ive growth to take place 

whi lst  a lso ensur ing that a net gain for nature for the future can be real ised.  

5 .35 :   In short ,  there are no issues that have been ident i f ied in the Ecologica l  

Appraisal submitted by the appel lant that would prevent the proposed 

development proposa l  proceeding in conformity with pl anning pol icy and 

leg is lat ion relat ing to nature conservat ion. The proposed development offers  

s ign i f icant opportunit ies to enhance biodivers ity in accordance with nat iona l 

and loca l planning pol icy .    

That the development would be detr imenta l to the v isua l amenit ies of the area  

5.36 :  Careful attent ion to detai l  has sought to ensure that the proposal  creates a 

sense of place which includes protect ing the h istor ic character of the sett lement 

and landscape management.  These detai ls  have been fu l ly art icu lated in the 
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design and access statement .  Parts of th is  statement have been also shown 

ear l ier in this  appeal statement .  

5 .37 :  The loca l p lanning author ity cite s conf l ict with pol icy EN2 of the Core Stra tegy 

but pol icy EN2 I ,  pr imar i ly about the sett ing of the Areas of Outstanding 

Natura l Beauty (AONB). The AONB is over 3.2 k i lometres away (2 miles)  

beyond numerous other res ident ia l  proper t ies .  The remainder of the pol icy 

seeks to ensure that development ref lects the character of the landscaping and 

its  local d ist inct iveness and the scale , sty le , features and bui ld ing mater ia ls .    

5 .38 :  Although in out l ine, the appeal provides (as part of the i l lustrated detai ls)  a 

non –standard approach to des ign which fu l ly recognises and enhances loca l 

dist inct iveness and h istor ic pattern of the sett lement .  The sca le of the 

development and its  dens ity have been purposeful ly deta i led to ensure that the 

highest standards of des ign are fol lowed.   

5 .39 :  The appel lants are happy for the Inspector to attach a condit ion to any planning 

permiss ion granted to ensure that any reserved matters appl icat ion ref lects the 

i l lustrat ive des ign standards art icu lated within the submitted  des ign and access 

statement .       

5 .40 :  In addit ion to the above points ,  i t  is  not cons idered that  the proposa l is  r ibbon 

development which extends the vi l lage boundary especia l ly in l ight of the 

exist ing houses opposite and the ex ist ing house to the north and the Bay Horse 

Publ ic House to the south.  

5.41 :  Both the planning statement and the des ign and access statement show that the 

appeal proposal respects both loca l and nat ional pol ic ies which seek to ensure 

that development proposals wi l l  be expected to be of a h igh standard of des ign .    

In this  instance , the proposed layout ref lects loca l dist inct iveness and 

complements the ex ist ing pattern of plots and bui ld ings whi lst  relat ing wel l  to 

the volume and shape of the surrounding development (pol ic ies DS1, DMG1, 

DMH3, and EN2).  

5 .42 :  I t  is  further noted that  the of f icers report state that the  appeal development 

would not result  in an unacceptab le loss of l ight ,  an overbear ing impact or an 

unacceptab le loss of pr ivacy.  

5 .43 :  I t  has been demonstrated that the re are no undue adverse impacts to the rural 

env ironment .  

That the development would create a harmful precedent for res ident ia l  

development outs ide the sett lement boundar ies  

5.44 :  Each appl icat ion must be determined on its  own merits .    The appeal proposa l 

is  on land which is  wel l - located to exist ing fac i l i t ies  in the sett lement .   

Development here would not create an unwelcome precedent nor undermine 

the Core Strategy of Ribble Val ley.  
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5.45 :  In essence, the proposal wi l l  generate tangible soc ia l and economic benef its  

that enhance the future vita l i ty of Osbaldeston and the wider loca l i ty .   This wi l l  

br ing pos it ive benef its  of a l imited, sustainab le amount of new hous ing to the 

vi l lage without creat ing adverse impact on the rural area and the character and 

appearance of that area.   
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6 .  OTHER MATERIAL CONSIDERATIONS  

6.1:  There are no other mater ia l  cons iderat ions which would prevent planning 

permiss ion being granted.  

6.2 :  There are no res idua l cumulat ive impacts on transport grounds from this 

development which are severe (paragraph 109  of the NPPF) . The highway 

author ity has ra ised no object ion and recommended condit ions be attached to 

any permiss ion granted .  

6 .3 :  Car parking provis ion can be made in accordance with adopted standards  and 

wi l l  be a cons iderat ion for any the layout detai ls  which would be progressed in 

a future reserved matters appl icat ion .  

6.4 :  There are no issues raised with regard to ai r  qual i ty matters (paragraph 170  of  

the NPPF) .  

6 .5 :  There are no statutory object ions from any consultee to th is  scheme.  
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7 .  CONCLUSIONS AND PLANNING BALANCE 

7.1:  Planning pract ice gu idance publ ished in May 2016 ( for counci ls  in how to cons ider  

rural hous ing pol ic ies) recognises that :  

A thr iv ing rural community in a l iv in g, work ing countrys ide depends , in part ,  

on retaining loca l serv ices and community faci l i t ies such as schools ,  loca l 

shops , cultural venues , publ ic houses and places of worship.  Rural hous ing 

is  essent ia l  to ensure v iab le  use of these loca l  fac i l i t ies 11 

7 .2 :  Further , the above planning pract ice guidance states that :  

Al l  sett lements can play a role in del iver ing sustainable development in rural  

areas – and so b lanket pol ic ies restr ict ing hous ing development in some 

sett lements and prevent ing other sett lements fr om expanding should be 

avoided unless the ir use can be supported by robust ev idence.  (Our 

emphas is)  

7.3 :  The appeal proposa l does not provide isolated homes in the middle of open 

countrys ide .  Indeed, this  part icu lar s ite is  opposite a l inear form of exist ing 

houses , abuts a house and its  curt i lage on the northern  boundary and abuts an 

establ ished publ ic house on its  southern boundary.  As such, i t  is  located with in 

an ex ist ing cluster of propert ies and within s ight of the nearby church .  The 

pr imary school and its  associated fac i l i t ies are next door to the church.  

7.4 :  The appeal proposal provides a pedestr ian access v ia its  frontage to al low new 

and exist ing res idents to safety access (via a direct  route) the bus stop which 

already exists at the front of the publ ic house.   

7 .5 :  Sustainab le development is  the fundamental pr inc iple gu iding the planning 

process and the NPPF spel ls  out the three dimens ions of sustainable 

development : economic , soc ia l and environmenta l .  The Inspector of the 

Bunt ingford Par ish P lan adv ised that Paragraph 10 of the NPPF  (of the NPPF 

2012) highl ights that loca l c ircumstances vary great ly and inf luence the way in 

which contr ibut ions to sustainab le development can be made 12 .   

7 .6 :  Paragraph 9 of the NPPF 2018 a lso advises that  

Planning pol ic ies and decis ions should p lay an act ive role in guid ing 

development towards sustainable so lut ions , but in doing so should take 

local c ircumstances  into account , to ref lect the character , needs and 

opportunit ies  of each area .  

                                                           
11 Rural housing – www.gov.uk published 19th May 2016 
12 Buntingford Community Area Neighbourhood Plan 2014-2031 – The Report by the Independent Examiner 

Richard High – 8th November 2016. 
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7.7:  Pol icy DS1 (development strategy) 13  is  a pol icy which a l lows speci f ic types of  

development and where new res ident ia l  development is  cons idered unacceptable 

in T ier 2 vi l lage sett lements  whether they are sustainab le or not .   Note the 

off icers report speci f ical ly  states that  

The LPA accept that the s ite adjo ins  the sett lement boundary of  

Osbaldeston however Osbaldeston is  des ignated as a Tier 2 sett lement and 

thus even i f  the appl icat ion s it e was with in the sett lement boundary of  

Osbaldeston being a Tier 2 sett lement) ,  res ident ia l  development of the s ite 

would st i l l  be contrary to Key Statements DS1 and DS2 and pol icy DMG2.    

7 .8 :  This statement is  c lear ly contrary to the NPPF and nat iona l gu idance  as wel l  as  

local p lanning pol icy which a l lows smal l-scale development in T ier 2 sett l ements  

in pr inc ip le to ‘round off ’  the bui lt  up area i f  the scheme has  recognised 

regenerat ion benef its ,  is  for ident i f ied local needs or sat is f ies ne ighbourhood 

planning leg is lat ion.   Clear ly ,  any development proposa l must  be in an 

appropriate locat ion in the sett lement and in keeping with the specia l  qua l i t ies  

of the area by v ir tue of i ts  s ize, des ign , use of  mater ia ls ,  landscap ing and s it ing .  

7 .9 :  I t  is  noted that the Core Strategy has no mechanism to br ing forwar d 

Neighbourhood Plans , or any guarantee that such plans wi l l  come forward in a 

t imely manner .  Osbaldeston has not ind icated an intent ion to engage in 

neighbourhood planning. Therefore, the appel la nts have no opportunit ies to 

engage in this  local process .  

7 .10 :  Pol icy DS1 of the R ibble Val ley Core Strategy informs that  development 

opportunit ies  wi l l  be created for economic , social and environmental  wel l -being 

and development for future generat ions .  Pol icy DMG2 of the Core Strategy also 

advises that the socia l we l l-be ing of the area should be taken into cons iderat ion 

in any determinat ion .   

7 .11 :  In essence , every planning appl icat ion should be cons idered on its  merits .   The 

appeal scheme is  not seeking to undermine the development strategy of the 

distr ict ,  i t  is  seeking to provide appropriate  rural hous ing c lose to exist ing 

fac i l i t ies  and dwel l ings  and which is  in a locat ion which can provide a rea l  

opportunity to access publ ic transport as an alternat ive to us ing the car .    

7 .12 :  In determin ing an appeal  at The Green Osbalde ston Lane 14 which is  a s ite over  

1250 metres away from the publ ic house along a narrow lane, the Inspector in 

that case stated that :   

The appel lant has not demonstrated any social benef its  of the scheme in 

terms of providing a high-qual ity bu i lt  environment , with access ib le  locate 

services that ref lect the needs and support  is  hea lth , soc ia l and cultura l  

wel l -be ing .  

                                                           
13 Ribble Valley Core Strategy 
14 APP/T2350/W/15/3084331 
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7.13 :  As already ident i f ied , the development is  pol icy compliant as provides s igni f icant  

socia l benef its  which wi l l  enhance and maintain the vita l i ty of the commun ity, as  

required by paragraph 78 of the NPPF. These benef its  have already been 

summarised in sect ion 5, paragraph 5 .11of th is  appeal statement .  These include 

the fact that hous ing on this  s ite can ass ist  in bui ld ing and maintain ing a mixed 

and ba lanced community that wi l l  susta in  and enhance the vi ta l i ty of the 

Osbaldeston and the surrounding c luster of v i l lages .  

7 .14 :  In accordance with paragraph 83  of the NPPF, i t  is  cons idered that the 

development wi l l  support a prosperous economy by help ing reta in and develop 

local serv ices and community fac i l i t ies in Osbaldeston , i ts  immediate environment 

and the surrounding c luster of vi l lages  ( inc lud ing Balderstone) .  

7 .15 :  The locat ion of the s i te , and its  pos it i on in close proximity to services and 

fac i l i t ies in the v i l lage itsel f  and the c luster of nearby v i l lages , wi l l  ensure that  

new res idents provide economic support for the v ita l i ty and viab i l i ty of bus iness 

and serv ice providers in this  wider loca l area.  Th is ,  in turn , wi l l  he lp to support 

the health , social and cultura l wel l -being of the vi l lage .  

7 .16 :  Economic benef its  ar is ing from the proposa l have already been summarised at  in 

sect ion 5 , paragraph 5 .15.  These benef its  include the fact that the proposed 

housing can help retain , enhance and grow exist ing v i l lage fac i l i t ies  for  

Osbaldeston and the surrounding v i l lages  

7.17 :  Paragraph 9 of the NPPF informs that local c ircumstances vary great ly and that  

inf luences the way in which contr ibut ions to sustainable development can be 

made. Taking into account the requirement of paragraph 9 and the overarch ing 

themes of the Framework to provide a supply of hous ing required to meet the 

needs of present and future generat ions , this  part icular s ite in Osbaldeston is  

demonstrated to be in a locat ion within the rura l sett lement  where it  i s  

appropriate to accommodate new housing development.  Susta inab le 

development is  about pos it ive growth.  

7.18 :  This appeal statement , a long with the p lanning statement , ecology s tudy, and the 

des ign and access detai ls ,  prov ide robust evidence that the proposed 

development in the manner proposed is  indeed sustainab l e (as def ined under 

paragraph 9 of the NPPF) .  

7 .19 :  The proposals (a lthough i l lustrat ive only at this  stage) high l ight that development 

on this  s ite wi l l  be wel l  des igned and re f lect the local vernacular (DMG1, DMG2 

and EN2 of the Ribb le Val ley Core Strategy) .   

7 .20 :  The appeal proposa ls take account of nearby her itage assets and have been 

des igned to ensure that the histor ic environment is  conserved. As such, the 

proposals fu l f i l  the dut ies of the P lanni ng (Listed Bui ld ings and Conservat ion 

Areas) Act 1990 and are in conformity with extant Loca l Plan Pol ic ies .   



APPEAL STATEMENT   PREPARED BY  

LAND AT OSBALDESTON /  DANIEL THWAITES 
PLC  RURAL SOLUTIONS LTD  

 

34 

   

 

7.21 :  The appeal shows that  the natura l environment wi l l  be conserved and wil l  be 

enhanced. The ecology assessment demonstrates  that no protected species  wi l l  

be impacted .  I t  a lso, a long  with the des ign and access statement h ighl ights that  

the proposed development wi l l  conserve and enhance the biodivers ity of  the 

local i ty by integrat ing green infrastructure through the s ite .    

7 .22 :  Essent ia l ly ,  there are no issues which have been ident i f ied that would prevent 

the proposed development proceeding in conformity with nat ional or loca l  

planning pol icy and legis lat ion re lat ing to landscap ing character  and nature 

conservat ion (pol ic ies DMG1, DMG2 and EN2) and the pr inc iples of the NPPF .   

The counci l ’s  countrys ide off icer has raised no object ions to the scheme.  

7.23 :  The appeal scheme ensures that the environmenta l benef its  of the scheme 

protects and enhances the natural  bui lt  and h is tor ic env ironment . This is  achieved 

by the promotion of biodivers ity ,  the wel l -des igned nature of the bui ld ings and 

the i l lustrat ive layout which is  promoted .  

7 .24 :  The carefu l ly cons idered development ensures  that there is  no undue impact on 

the vi l lage landscape, especial ly s ince the proposed bui lt  form is essent ia l ly with in 

the vi l lage bui lt  form, being adjacent to an exist ing dwel l ing and an establ ished 

publ ic house and car park  and oppos ite an ex ist ing l inear form of hous ing .   

7 .25 :  Overal l ,  i t  is  cons idered that the appeal development fu l ly ref lects th e 

requirements of the NPPF 2018 in helping to provide su itable housing 

development of an appropriate sca le in this  rural local i ty .  The appeal a lso fol lows 

the pol ic ies of the Core Strategy of R ibble Val ley in that  it  is  a wel l - located smal l-

scale development which can aid the socia l wel l -being of the sett lement without 

detr iment to the rural env ironment .   

7 .26 :  As such , i t  is  our cons idered opinion that  the development proposal is  pol icy 

compl iant .  

7 .27 :  New housing wi l l  generate tang ible social  and economic benef its  that wi l l  

enhance future v ita l i ty of both this  v i l lage and the wider local i ty .    

7 .28 :  As already stated ear l ier in this  appeal statement , the off icer ’s  report  conf irms 

that ‘ four dwel l ings  of some kind could be accommodated on this  s ite without 

hav ing a detr imenta l  impact on neighbour ing amenity ’ .    

7 .29 :  I t  is  cons idered that  the appeal proposa l  would not create any undue 

environmental harm, but they recognise and appropriately respect the intr ins ic 

character  of Osbaldeston whi lst  he lping support the thr iv ing rural  community 

with in it .   

7 .30 :  With reference to planning pol icy and other  mater ia l  cons iderat ions , there are 

no s ign i f icant and demonstrable adverse impacts that would ar ise from the 

proposed development . The ‘p lanning balance ’ is  therefore weighed posit ively in 

weight of the proposa l  with reference to the benef its  summar ised above  and set  
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out with in th is  Planning Statement . I t  is  respectfu l ly requested t hat  the appeal  

be al lowed.  
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Di sc l a imer :  The  i n fo rma t ion ,  ana l y s i s  and  recommenda t ion s  w i th i n  th i s  document  a re  made  by  Ru ra l  

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

obta i ned  f rom other s .  No s ta tement  made  w i th i n  th i s  document  may  be  deemed i n  any  c i r cums tance  to  

be  a  rep resen ta t i on ,  under ta k i ng  or  wa r ran ty  and  we canno t  a ccept  any  l i ab i l i t y  shou l d  you  re l y  on  such  

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

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

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

 

 

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

con f i den t i a l i t y ,  o r  the  document  i s  pub l i s hed  b y  a  Loca l  P l ann i ng  Au thor i t y .  

 

Copy r i gh t  © Ru ra l  So l u t i on s  L im i ted  Ma rch  19  

Any  unau thor i s ed  reproduc t i on  or  u s age  i s  s t r i c t l y  p roh ib i ted .  
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