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Dear Sirs 

Town and Country Planning (Environmental Impact Assessment) (England 

and Wales) Regulations 1999 (As Amended) 

Proposed development at land east of Clitheroe Road, Whalley 

We write on behalf of CEG Strategic Land Limited c/o Commercial Estates 

Group (CEG) and in accordance with the terms of Regulation 5 of the 

Environmental Impact Assessment (EIA) Regulations 1999 (As Amended), to 

request an EIA Screening Opinion from Ribble Valley Borough Council (herein 

referred to as the “Council”) with regard to proposals for the above site. 

In accordance with Regulation 5 (2), this request is accompanied by a site 

location plan and a brief description of the nature and purpose of the 

development and its possible effects on the environment.  The following 

sections of this letter conclude that an EIA and preparation of an Environmental 

Statement, is not required. 

Site Location 

The site is approximately 14.6 Hectares (Ha) in size and located to the east of 

Clitheroe Road adjacent to the settlement boundary of Whalley (see enclosed 

Site Location Plan).  The site is ‘L’ shaped and is bounded by Oakhill College to 

the north; the A671 and Spring Wood to the east; Archbishops Wood to the 

south east; and, existing residential development to the south and west.    

The site has direct frontage onto Clitheroe Road (B6246) providing access 

between the site, the centre of Whalley and other settlement areas.  Given its 

location; surrounding land uses; and, proximity to existing residential 

development and services and facilities within Whalley, it forms a suitable 

extension to the settlement boundary. 

Existing Conditions  

The site comprises primarily improved pasture fields which incorporate a 

number of individual and group Tree Preservation Orders (TPOs) and 

grassland.  The land slopes down to the west. 
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The site has two access points.  The principle access is taken from Clitheroe 

Road and is suitable for vehicular, pedestrian and cycle movements.  A 

secondary access is also available from Brookes Lane, however, this is limited 

to pedestrian and cycle movements only. 

In addition, the site also contains a Public Right of Way (Ref: FP29) which 

crosses the site from the west to the south east.  This provides links to further 

routes, namely FP30 along Brookes Lane and FP28 and FP31 south of Spring 

Wood, however, these three routes sit outside of the application site.   

Proposed Development 

Further to consideration of this Screening Request by the Council, it is intended 

that a planning application seeking outline planning permission for a residential 

led development will be submitted.  This will include provision of up to 300 

residential units, a nursing home (50 bed spaces) and a 1 Form Entry Primary 

School with associated access, car parking, landscaping (both hard and soft 

and including retention of existing footpath links) and open space.   

The application will provide details of access, with all other matters reserved. 

In order to inform the process of EIA Screening, the scheme is based on a 

number of parameters i.e. quantum of development, building heights and 

development zones.   

Based on these parameters, effective mitigation is proposed to ensure no 

unacceptable impacts on the surrounding area.  This includes the use of 

significant landscape screening at the perimeter of the site and use of the sites 

topography. 

EIA Screening 

The proposed development falls within Class 10 (b) (Urban Development 

Projects) of Schedule 2 of the 1999 EIA Regulations and as the site exceeds 

the (0.5 Ha) specified threshold.   

In order to identify, in broad terms, the type or scale of Schedule 2 development 

which is likely to be a candidate for EIA and, conversely, an indication of the 

sort of development for which EIA is unlikely to be necessary, Annex A of 

Circular 02/1999 lists criteria to assist the screening process.  This is only 

guidance, and the Circular makes it clear that there is no presumption in favour 

of an EIA being required should developments either fall below or exceed these 

thresholds (paragraph 44, Circular 02/1999). 

With regard to Schedule 2, Class 10 (b), paragraph A.19. the Circular advises: 

“Development proposed for sites which have not previously 

been intensively developed are more likely to require EIA if: 

- the site area of the scheme is more than 5 hectares; or 
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- it would provide a total of more than 10,000 m2 of new 

commercial floorspace; or 

- the development would have significant urbanising 

effects in a previously non urbanised area (e.g. a new 

development of more than 1,000 dwellings)”.  

In accordance with the EIA Regulations (1999) and Circular 02/1999, for all 

Schedule 2 development the local planning authority must determine whether or 

not an EIA is required.  In making this determination, the local planning 

authority must take into account the relevant ‘Selection Criteria’ identified in 

Schedule 3 of the Regulations. 

We have assessed the proposals against these criteria and conclude that whilst 

the site exceeds the 5 Ha threshold, the proposed development will not have a 

significant environmental impact on the local area, and thus will not require an 

EIA.   

In reaching this conclusion, the following sections of this letter set out our 

analysis of the proposals against the requirements of Schedule 3, having regard 

to the following: 

1. Characteristics of development; 

2. Location of development; and 

3. Characteristics of the potential impact. 

Characteristics of Development 

Size of development 

As stated above, the site comprises 14.6 Ha of greenfield land adjacent to the 

settlement area of Whalley.  The proposed development is for provision of up to 

300 residential units, a nursing home (50 bed spaces) and a new 1 Form Entry 

Primary School.  The proposal can be suitably accommodated within the site. 

Accumulation with other developments 

The Co-operative (Estates) has recently submitted an application for residential 

development (up to 85 units) relating to land north of Riddings Lane, Whalley.  

An EIA Screening Request was submitted to the Council (dated 3 September 

2010) and subsequently determined, with the Council concluding that an EIA is 

not required.     

Given the limited nature and scale of the Co-operative (Estates) proposal, the 

accumulation of this development (85 units) and that to which this Screening 

Request relates (300 units) does not exceed the 1,000 dwelling threshold 

identified at A.19. Annex A of Circular 02/1999. 
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Use of natural resources  

The scheme has evolved utilising the principles of passive solar gain.  It will be 

developed to high quality modern standards and will, if feasible, include on-site 

renewable energy resources.  Furthermore, all buildings will be constructed in 

accordance with prevailing building regulations.  The proposed development will 

not result in the use of natural resources that are considered to be in short 

supply. 

Production of waste 

The production of waste will be dealt with through regular collection by a 

suitable contractor (likely to be provided by Lancashire County Council) and 

future residents will be encouraged to recycle in line with existing Council wide 

objectives and arrangements.  In this regard, the production of waste is not 

sufficient or of a particular significance for the purpose of EIA. 

Pollution and nuisances 

The proposal will result in an increase in traffic from the site, however, the 

development can be accommodated within the existing local highway network.  

Additionally, the layout, design and proximity of public transport facilities will 

seek to encourage travel other than by private car.  Discussions with 

Lancashire County Council are ongoing regarding travel and transport matters, 

with the application to be accompanied by a full Transport Assessment and 

Framework Travel Plan.   

As a result of increased development traffic, there will be some increased noise 

and air quality impacts, however, these are likely to be of limited significance 

when assessed against existing background noise levels.  The site is not 

identified within an Air Quality Management Area (AQMA) and is therefore not 

sensitive in terms of air quality.   

During construction of the proposed development, measures will be adopted to 

minimise dust generation that might give rise to dust nuisance for existing local 

residents and businesses. 

Full and robust assessments relating to noise and air quality will provide further 

clarification and evidence in respect of these issues.  In addition, it is proposed 

that the application will be accompanied by a full assessment of the proposals 

with regard to nature conservation and biodiversity; drainage/flooding; foul 

sewage/utilities; archaeology/historic environment; and, landscape and visual 

impact. 

In summary, it is considered that there is no likelihood of significant pollution or 

nuisance impacts arising from the development sufficient to require that an EIA 

is undertaken. 
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Risk of accidents, having regard in particular to substances or technologies 

used 

The proposal is for a residential led development including provision of a new 

primary school, the nature of which is not likely to lead to an increase in 

accidents.  It is not considered that an EIA is required on this basis.   

Location of Development 

Schedule 3 advises that the environmental sensitivity of the area will be 

determined having regard to the following matters: 

• The existing land use; 

• The relative abundance, quality and regenerative capacity of natural 

resources in the area; and 

• The absorption capacity of the natural environment, paying particular 

attention to areas such as nature reserves and parks, protected wildlife 

habitats and landscapes of historical, cultural or archaeological significance. 

Existing land use 

The site sits outside but adjacent to the settlement boundary of Whalley and 

comprises primarily improved pasture fields.  Other habitats include streams, 

riparian woodland, broad-leaved woodland, mature/veteran trees (including a 

number of individual and group Tree Preservation Orders (TPOs)) and 

grassland.    

An initial Phase 1 Habitat Survey has been undertaken which has confirmed the 

presence of bats on site, however, there do not appear to be any other 

European Protected Species present.  The implications of the ecological survey 

have been taken into consideration in masterplanning the site, in particular, with 

regard to an indicative landscape strategy utilising existing features on site and 

maximising opportunities for ecological enhancement. 

As set out above, the application will be accompanied by a full assessment of 

ecological and landscape features on site and provide opportunities for 

preservation and enhancement through the development.     

The relative abundance, quality and regenerative capacity of natural resources 

in the area 

The Council is currently preparing its Local Development Framework (LDF) and 

a draft Core Strategy Issues and Options paper was published for consultation 

in August 2010.  This highlights the need for the Council to consider the release 

of greenfield sites for development in meeting future housing needs, and in 

broad terms, identifies this site as one of two potential ‘Areas of Search’ in 

Whalley. 

This approach is underpinned by the Council’s assessment of the site’s 

suitability for housing in the Strategic Housing Land Availability Assessment 
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(2008) which identifies it for development in the short term (0-5 years).  

Whilst neither of these documents represents the Council’s support for its 

development, they confirm the site as an opportunity for meeting future housing 

needs.  Given the scale of greenfield land surrounding Whalley and within the 

wider area, the development proposals will not impact significantly on the 

relative abundance, quality and regenerative capacity of natural resources in 

the Ribble Valley.    

Absorption capacity 

In accordance with the Regulations and Circular 02/1999, the site itself does not 

form part of any ‘sensitive area’ as defined at paragraphs 36 and 37 of the 

Circular.   

However, the site sits approximately 2km from the Forest of Bowland Area of 

Outstanding Natural Beauty (AONB), but given the distance between the AONB 

and the site and presence of existing built development in the intervening 

distance, no significant environmental impacts are anticipated on the AONB. 

There are no designated heritage assets within the site. 

There are, however, four designated Scheduled Ancient Monuments (SAMs) 

within 2km of the site, as follows: 

• Three high crosses in St Mary’s Churchyard; 

• Whalley Cistercian Abbey; 

• Portfield Hillfort; and 

• Whalley Bridge. 

The significance of the setting of these scheduled monuments is not likely to be 

impacted on as they are not intervisible with the site.   

The National Monuments Record (NMR) and the Lancashire Historic 

Environment Record (LHER) were also consulted to ascertain other designated 

heritage assets of relevance to the application.  In total, there are 31 heritage 

assets listed by the NMR within 1km of the site.  Of these there is likely to be an 

impact on the setting of two which are intervisible with the site.  Details of these 

are set out below. 

The Whalley Conservation Area is located to the south-west of the site and 

includes properties on Clitheroe Road and Lawsonsteads.  The character of the 

conservation area is based on a small town, with tightly-packed narrow streets 

and lanes with a predominance of historic buildings.  Important views are 

identified and there are none toward the site, the nearest being a view north 

along King Street.  Any impacts on the Conservation Area will be fully 

considered in design terms as part of the application.    

The site contains no known undesignated heritage assets. A Roman and a 

medieval coin have previously been found at the site. 
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It is therefore clear that this particular area does retain some potential for 

heritage assets from the prehistoric to post-medieval periods.  However, as 

described the site does not fall within a ‘sensitive area’ for the purposes of EIA.  

The application will be accompanied by an assessment of specific heritage 

assets, where necessary.   

As such, it is considered that on the whole, the site does not contain any areas 

of significant sensitivity to warrant EIA in land use terms.      

Characteristics of the potential impact 

Schedule 3 further advises that the potential significant effects of the 

development must be considered in relation to those matters raised above and 

having regard, in particular, to the following: 

• The extent of the impact (geographical area and size of the affected 

population); 

• The transfrontier nature of the impact; 

• The magnitude and complexity of the impact;  

• The probability of the impact; and 

• The duration, frequency and reversibility of the impact.  

The extent of the impact of the proposed development is localised due to the 

nature and characteristics of the end use, and can be satisfactorily mitigated 

against.   

Good construction and site operations will ensure minimal effects to the local 

environment, particularly residents, whilst its temporary nature will be offset by 

the significant benefits development will deliver.  Effects will be mainly limited 

and local in nature. 

 

The magnitude and complexity of the impacts are also minimal due to the type 

of development proposed.  There will be some impact in terms of additional 

traffic generation but these are still minor as the existing wider and strategic 

highway network is capable of absorbing the additional traffic.  There will also 

be some landscape and ecological impacts, however, appropriate mitigation will 

be provided resulting in enhancement to the existing environment.  These 

factors will be addressed through relevant assessments submitted in support of 

the application.   

 

The probability of the impacts is known, understood and quantifiable due to the 

type of development proposed.  Residential and education development are 

relatively benign uses with little impact on the environment in this instance. 

Conclusions 

The site is large enough to accommodate the proposed development.  The 

scheme will be constructed to high quality modern standards and include 

appropriate mitigation measures, where appropriate, to ensure that any 

identified impacts can be satisfactorily addressed.   
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Having considered the scope of environmental issues associated with 

development of the site and its relative low sensitivity, no impacts have been 

identified that are so significant to require an EIA to be undertaken.   

The proposals represent an appropriate use of the site given surrounding land 

uses and the wider settlement area of Whalley.  Furthermore, the site is located 

an adequate distance away from any environmentally sensitive areas as 

defined in the Regulations.   

The proposed development will actually provide a significant number of positive 

impacts, including the provision of much needed family housing and affordable 

homes and new education provision, to meet requirements and ensure the 

sustainability of existing services and facilities in Whalley.  

The information outlined above and enclosed with this letter is sufficient for the 

Council to assess the impact of the proposed development and to confirm that it 

is not EIA Development.  In accordance with Regulation 7 (3) we await 

notification of the Council’s Screening Opinion within three weeks of the date of 

receipt of this request (16 November 2010). 

Without prejudice, in the unlikely event that the Council determines that the 

proposed development is EIA development, then we request a Scoping Opinion 

from the Council which clearly sets out, in writing, the Council’s opinion as to 

scope of information that should be provided in an Environmental Statement.  In 

accordance with Regulation 10 (5) this should be provided within 5 weeks of the 

Council adopting a Screening Opinion. 

We trust that the enclosed is to your satisfaction, however, should you require 

any further information in support of this matter then please do not hesitate to 

contact us. 

Yours faithfully 

 
Sarah Williams 
 
 
Enc: Site Location Plan 

 

cc: Ms C Hirst, Ribble Valley Borough Council 

Commercial Estates Group 
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