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OUTLINE APPLICATION FOR RESIDENTIAL DEVELOPMENT OF LAND FOR 14 HOUSES, 3 BUNGALOWS AND A NEW ACCESS ROAD AT LAND AT PENDLE STREET EAST, SABDEN

	PARISH/TOWN COUNCIL:
	Sabden Parish Council objects to the application of the following grounds:



	
	1.
	The access will add to and exacerbate existing congestion issues in the area.

	
	2.
	Traffic generation and increased volumes of traffic and the cumulative impact with already approved developments within the area.

	
	3.
	The proposal will alter the natural drainage of the site resulting in potential flooding.

	
	4.
	The development will be both visually intrusive and of detriment to the visual amenity of the Forest of Bowland AONB and the immediate landscape.

	
	5.
	The proposal will be of detriment to the conservation area.

	
	6.
	Additional light pollution in the area.

	
	7.
	Pressures on existing infrastructure.

	
	8.
	No employment in Sabden resulting in potential residents having to travel out of the area.

	
	9.
	The development site is Greenfield.

	
	10.
	The cumulative effect of the proposal taking into account existing permissions granted within the area.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	LCC Highways have raised no objection to the proposal subject to relevant planning conditions being attached in the event of consent being granted.  It has been additionally requested that a pedestrian/cycle link be provided to link to Bridle Way No. 76 to facilitate permeability and journeys by foot.

	
	
	

	LCC CONTRIBUTIONS
	LCC Contributions team have requested a financial contribution in respect of Primary School places for the area.

Members are referred to the file for full details which can be summarised as follows:

Primary Places:

= £11,880.45 per place x 3 places

= £35,641

	ENVIRONMENT AGENCY:
	No representations received.

	
	
	

	UNITED UTILITIES:
	No objection subject to relevant planning conditions being attached should consent be granted.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	58 letters of objection have been received.  

Members are referred to the file for full details which can be summarised as follows:



	
	1.
	Sabden has experienced too much development.

	
	2.
	Additional vehicles as a result of the proposal.

	
	3.
	Proposed access inadequate in relation to existing parking problems in the area.

	
	4.
	No demand for such housing within the area.

	
	5.
	Development is on a Greenfield site.

	
	6.
	Proximity of the proposed dwellings to existing houses.

	
	7.
	The scale of the bungalow shown on the submitted plans.

	
	8.
	The proposal is over-development.

	
	9.
	The proposal will be of detriment to the Conservation Area.

	
	10.
	The proposal will be of detriment to the landscape and the Forest of Bowland AONB

	
	11.
	The proposed access is frequently blocked at weekends with parked vehicles associated with the Bowling Green and football pitch.

	
	12.
	Loss of wildlife & habitat.

	
	13.
	Trees have been felled prior to the submission of the application.


Proposal

The application seeks outline consent with all matters reserved save that of access and scale for a residential development for 14 houses, 3 bungalows and a new access road at Land to rear of Pendle Street East, Sabden.  Members will therefore note that whilst the applicant has submitted indicative an indicative layout and elevations that these are illustrative only.

Access to the development site is proposed between numbers 29 and 27 Pendle Street East, with the submitted indicative layout taking the form of a cul-de-sac arrangement with the turning head terminated at the southern extents of the site. 14 of the proposed dwellings are to be two-storey and semi detached in nature, with 3 bungalows also proposed. The semi-detached dwellings are orientated to back on to the east, south and west boundaries of the site, additionally two bungalows also back on to the west boundary with a remaining larger bungalow being located behind numbers 1 and 3 Pendleside close to the east.  The majority of parking is being shown as accommodated on-plot in the form of side driveways with the larger bungalow having both on-plot parking and a detached garage.

Site Location

The proposal site is located to the rear of 23 – 35 Pendle Street East and the rear of 1 – 7 Pendleside Close.  The proposal site comprises of an area of previously undeveloped open land and an element of domestic curtilage as owned by number 27 Pendle Street East which currently accommodates garaging, a garden area and a storage building.

Land directly to the east (football ground) and west (allotments) of the site is identified as essential open space and identified as within the settlement boundary of Sabden as defined in the District Wide Local Plan, the site also falls within the defined Forest of Bowland AONB. The site is also located adjacent the Sabden Conservation Area.  The topography of the site increases in gradient to the south where it adjoins Bridle way no.76.
Relevant History

There is no relevant planning history associated with the proposed development site. 

Relevant Policies

Ribble Valley Districtwide Local Plan: 

Policy G1 - Development Control. 

Policy G5 - Settlement Strategy. 

Policy H20 – Affordable Housing – Villages & Countryside

Policy ENV13 - Landscape Protection. 

Core Strategy 2008 – 2082 – a Local Plan for Ribble Valley Regulation 22 Consultation Draft:

Policy DMG1 – General Considerations. 

Policy DMG2 – Strategic Considerations. 

Policy DME2 – Landscape and Townscape Protection. 

Policy DME3 – Site and Species Protection and Conservation. 

Policy DMH1 – Affordable Housing Criteria

National Planning Policy Framework (NPPF).
Environmental, AONB, Human Rights and Other Issues

The matters to be considered in the determination of this application relate to the principle of the development in policy terms; the potential impact of the development in visual terms; any potential effects upon ecology and trees; the potential impact on neighbouring residential amenities; highway safety; the mechanism by which a financial contribution in lieu of affordable housing on-site is secured; and the matter of any financial contributions requested by Lancashire County Council.
Principle of Development

In assessing the proposal it is imperative to establish whether, in principle, the development would be considered acceptable in light of current and emerging policy considerations whilst fully considering the proposal against the aims and objective of the National Planning Policy Framework (NPPF).  

In assessing the proposal I am mindful of the development site being within the defined Forest of Bowland AONB and that the site is located within an area defined settlement boundary for Sabden as set out in the Ribble Valley Districtwide Local Plan, however it should be noted that the current settlement boundaries of the District Wide Local Plan (DWLP) are out of date and as yet no replacement boundaries are in place.  

Given the proposals proximity to the existing settlement it would be difficult to consider such a development as isolated and therefore would not directly contradict paragraph 55 of the National Planning Policy Framework.

In terms of five-year land supply, the most recent published position at the time of writing is the Council’s Housing Land Availability Schedule dated October 2013. This indicates a position of a 4.34 year supply, employing the Sedgefield approach which is the method Members confirmed to use at the 10th of October Meeting.  Members are reminded that the position is subject to frequent change as applications are either approved or resolved to be approved subject to S106 Agreements being completed.  

Equally sites may be deemed to fall out of the five year supply as they lapse or evidence comes forward to demonstrate they will not be deliverable within the 5yr period.

The National Planning Policy Framework (NPPF) places a clear emphasis that Local Planning Authorities should not resist proposals unless there are any adverse impacts which significantly and demonstrably outweigh the benefits associated with any such proposal.

Whilst it is recognised that any form of development, to some degree, will have an impact particularly in visual/landscape terms, I do not consider the impacts from this development to be overtly or demonstrably harmful to the immediate or wider context.

In taking into account the above considerations I do not consider there would be sufficient relevant grounds in which to resist the application as submitted.

Affordable Housing Provision

In discussion with the Council’s Strategic Housing Officer it has been established that there is no demand for affordable housing provision within the Sabden area due to a potential current oversupply when taking into account previous consents issued in the area.  Therefore it has been agreed that a financial contribution in lieu of on site provision will be required, it is envisaged that this will be secured via a Section 106 agreement that will require the sum to be paid prior to the commencement of the development and for the calculation of the commuted to be undertaken at the reserved matters stage when the housing mix has been established. 
Highways safety

LCC Highways have raised no objection in principle to the application or the nature of the access proposed subject to relevant planning conditions being attached should consent be granted. It has been requested that a pedestrian/cycle link be provided to bridle way No.76 to the south/east, amended plans received detail the provision of a link at the eastern extents of the site.  It is expected that the nature and detailed design of this link will be established and negotiated at any reserved matters stage.

Residential Amenity

Given the application is for outline consent with matters of layout to be considered at the reserved matters stage, limited weight can be given to the assessment of the indicative layout in terms of its potential impact upon residential amenity, however based on the proposed layout I do not consider that the proposal would be of significant detriment to the residential amenity of neighbouring occupiers and consider the separation distances shown to be adequate.

Layout

Given the submitted site layout is indicative only limited weight can be given in relation to its assessment as part of this application.  However, I am satisfied that in principle the general design approach would be satisfactory, although I would expect that matters relating to the orientation of a number of the properties, the detailed layout and streetscape would require further negotiation at reserved matters stage.

Appearance & Visual Amenity

Whilst the applicant has submitted indicative house types, only matters of scale in relation to these are a valid consideration in relation to the current application.  The applicant has put forward height parameters in relation to the potential development as follows: 

· Two storey dwellings: ridge height 7.6m and an eaves height of 5.2m.


Footprint: Approximately 5.5m x 9.6m

· Bungalows: ridge height 4.9m and an eaves height of 2.6m


Footprint: Approximately 11m x 7.3m

In light of the above parameters I consider the overall height/scale of the proposed dwellings to be appropriate given the immediate context and do not consider that the proposal would be of detriment to the visual amenity of the area.

In terms of the visual appearance of the indicative house types, given the elevations are largely illustrative, I do not consider them to be of any specific architectural merit and I would consider that further extensive negotiation would be undertaken at any reserved matters stage to secure a detailed design that would respond to and enhance the immediate context and character of the area.

Ecology

The applicant has submitted a Phase 1 Ecological Survey Report in support of the application. The survey concludes that there will be no significant impact in respect of habitat or protected species with the development largely having the most significant impact upon and area identified as improved grassland and semi-improved grassland.  A number of mitigation measures have been suggested in respect of potential impact upon birds and bats (where applicable) and it is envisaged that these matters will be dealt with through planning condition should outline consent be granted.

Financial Contributions Requested by LCC

LCC Contributions team have requested a financial contribution of £35,641 in respect of 3 primary school places in relation to the application.  The applicant has indicated a willingness to pay the requested amount which will be secured via a Section 106 agreement, the details of which are currently being negotiated with the Local planning Authority.

Other Matters
There are a number of points raised by objectors that do not sit easily within the headings given to consider the main issues associated with this scheme.  These issues are addressed below:

A number of objections/representations have been received in relation to the proposal relating to issues of highway safety and increased traffic as a result of the development, members will note that the County Surveyor has indicated that he has no objection to the nature and location of the junction off Pendle Street East.  

The issue of cumulative development has also been raised by numerous objectors, it is imperative that each application is considered on its own merits, however it is important to consider the Borough’s current Housing Supply. In terms of five-year land supply, the most recent published position at the time of writing is the Council’s Housing Land Availability Schedule dated October 2013. This indicates a position of a 4.34 year supply, employing the Sedgefield approach which is the method Members confirmed to use at the 10th of October Meeting.

A number of representations have been received that raise concerns over the development being of detriment to the Forest of Bowland AONB and the immediate landscape character.  Given the proposed development is within close proximity to existing built form I do not consider that any visual impact would be significantly harmful and consider that it would be visually read as part of the existing settlement pattern.  Although detailed design is not for consideration at this stage I do consider that a more sympathetic form and layout of development could be secured through extensive negotiation at reserved matters stage, which could potentially further minimise any perceived visual impact and allow it to respond further to the existing settlement pattern and urban grain. 

The National Planning Policy Framework (NPPF) puts a clear emphasis on the need for Local Planning Authorities to consider the planning balance in assessing proposals and clearly states that in relation to sustainable development, applications should only be refused if impacts would significantly and demonstrably outweigh the benefits.

The proposal as presented clearly has a number of benefits in terms of economic development, with construction jobs likely to be created by the development and it is widely accepted that the Housing industry has a critical role to play in terms of the national economic recovery. This has been extensively reported through ministerial statements and the Government’s Growth Agenda; Plan for Growth (3/11); Housing Strategy for England (11/11); Housing and Growth (9/12); and Growth and Infrastructure Act (4/13).
Therefore, having carefully considered all of the above matters, and taking account of the planning balance, consider that in this case the benefits associated with the development clearly outweigh any harm associated with the development.
RECOMMENDATION: That the application be deferred to allow for further work to be undertaken regarding the Section 106 agreement in relation to a financial contribution in-lieu of on-site affordable housing and in respect of educational provision subject to the following condition(s):

1.
Application for approval of reserved matters must be made not later than the expiration of three years beginning with the date of this permission and the development must be begun not later than whichever is the later of the following dates.

(a)
The expiration of three years from the date of this permission; or

(b)
The expiration of two years from the final approval of the reserved matters or, in the case of approval on different dates, the final approval of the last such matter to be approved.


Reason: Required to be imposed in pursuance to Section 91 of the Town and Country Planning Act 1990.  

2.
The submission of Reserved Matters in respect of scale and building height shall be carried out in substantial accordance with the eaves/ridge heights and footprint parameters contained within the approved Design & Access Statement (As amended June 2013).


REASON: For the avoidance of doubt to ensure there is no ambiguity in the decision notice over the scale of development that has been approved. In accordance with Policies G1, ENV3 and ENV13 of the Ribble Valley Districtwide Local Plan and Policies DMG1, EN2 and DME3 of the Ribble Valley Core Strategy Regulation 22 Submission Draft ensuring a satisfactory standard of appearance and scale given its location.
3.
No more than 17 dwellings (Use Class C3) are hereby permitted within the application site.


REASON: For the avoidance of doubt to ensure there is no ambiguity in the decision notice over what amount of development has been approved. In accordance with Policies G1, ENV3 and ENV13 of the Ribble Valley Districtwide Local Plan and Policies DMG1, EN2 and DME3 of the Ribble Valley Core Strategy Regulation 22 Submission Draft ensuring a satisfactory standard of appearance and scale given its location

4.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 there shall not at any time in connection with the development hereby permitted be erected or planted or allowed to remain upon the land hereinafter defined any building, wall, fence, hedge tree, shrub or other device.


The visibility splay to be the subject of this condition shall be at the junction of the new estate road and Pendle Street East, and shall be that land in front of the visibility splays shown on drawing number 07B, and shall be constructed and maintained at footway/verge level in accordance with a scheme to be agreed by the Local Planning Authority in conjunction with the Highways Authority.


REASON: To ensure adequate visibility splays at the street junction or site access. In accordance with Policy T1 of the Ribble Valley Districtwide Local Plan and Policies DMG1 and DMG3 of the Ribble Valley Core Strategy Regulation 22 Submission Draft.

5.
The new estate road shall be constructed in accordance with the Lancashire County Council specification for Construction of Estate Roads to at least base course level before any other construction work takes place within the site.


REASON: To ensure satisfactory access is provided to the site before the construction of the development hereby permitted commences. In accordance with Policy T1 of the Ribble Valley Districtwide Local Plan and Policies DMG1 and DMG3 of the Ribble Valley Core Strategy Regulation 22 Submission Draft.

6.
Before construction work commences facilities shall be provided within the site by which means of the wheels of vehicle may be cleaned before leaving the site.


REASON: To avoid the possibility of the public highway being affected by the deposit of mud and/or loose materials thus creating a potential hazard to road users.  In accordance with Policy T1 of the Ribble Valley Districtwide Local Plan and Policies DMG1 and DMG3 of the Ribble Valley Core Strategy Regulation 22 Submission Draft.

7.
No development shall take place until a Construction Management Plan has been submitted to and approved in writing by the Local Planning Authority.  The approved Statement shall be adhered to throughout the construction period and shall provide for:

- 
The parking of vehicles of site operatives and visitors;

- 
Loading and unloading of plant material;

- 
Storage of plant materials used in the construction of development;

- 
The erection and maintenance of security hoardings;

- 
Wheel washing facilities;

- 
A management plan to control the emission of dust and dirt during construction identifying suitable mitigation measures;

-
A scheme for protecting trees; 

-
Routes into and out of the site to be utilised by construction traffic

-
A scheme for recycling/disposing of waste resulting from construction work; and

-
A scheme to control noise during the construction phase.



REASON: In the interests of protecting residential amenity from noise and disturbance during the construction phase of the development in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan and Policy DMG1 of the Ribble Valley Core Strategy (Regulation 22 Submission Draft).

8.
No building shall be erected within three metres of any public sewer unless otherwise agreed in writing by the Local Planning Authority.


REASON:  To protect existing surface infrastructure. In accordance with Policies ENV7, ENV9 and ENV13 of the Ribble Valley Districtwide Local Plan and Policies EN2, EN4, DME2 and DME3 of the Ribble Valley Core Strategy Regulation 22 Submission Draft.

9.
Notwithstanding any indication on the approved plans, no development approved by this permission shall commence until a scheme for the disposal of foul and surface waters has been submitted to an approved in writing by the Local planning Authority.  For the avoidance of doubt, surface water must drain separate from the foul and no surface water will be permitted to discharge directly or indirectly into existing foul or combined sewerage systems.  Any surface water draining to the public surface water sewer must be restricted to a maximum pass forward flow of 5l/s.  The development shall be completed, maintained and managed in accordance with the approved details.


REASON: To ensure a satisfactory form of development and to prevent an undue increase in surface water run off and to reduce the risk of flooding. In accordance with Policies ENV7, ENV9 and ENV13 of the Ribble Valley Districtwide Local Plan and Policies EN2, EN4, DME2 and DME3 of the Ribble Valley Core Strategy Regulation 22 Submission Draft.

10.
No part of the development hereby approved shall commence until a scheme for the construction of the site access has been submitted to and approved by the planning authority in consultation with the highway authority. 


REASON: To ensure adequate visibility splays are maintained at all times and to ensure the proposed Highways works are acceptable prior to the commencement of the development. In accordance with Policy T1 of the Ribble Valley Districtwide Local Plan and Policies DMG1 and DMG3 of the Ribble Valley Core Strategy Regulation 22 Submission Draft.

11.
Prior to the commencement of development, a revised Extended Phase 1 Habitat Survey & Baseline Ecological Impact Assessment shall be submitted to and approved by the Local Planning Authority, for the avoidance of doubt, the survey shall include mitigation measures and timing of works and the development shall thereafter be carried out in accordance with the survey.

REASON: To ensure that the development does not pose a threat or undermine the potential ecological value of the site.  In accordance with Policies ENV7, ENV9 and ENV13 of the Ribble Valley Districtwide Local Plan and Policies EN2, EN4, DME2 and DME3 of the Ribble Valley Core Strategy Regulation 22 Submission Draft

