RECOMMENDATION FOR PLANNING AND DEVELOPMENT COMMITTEE

APPROVAL
DATE:


15 January 2015
REF:


SK/

CHECKED BY:


APPLICATION NO:
3/2014/0822/P
(GRID REF: SD 360011 436102)

REPLAN FOR PLOTS 32-45 OF RESERVED MATTERS APPLICATION 3/2013/0307 INCLUDING ADDITON OF 3 NO. UNITS.  LAND OFF PRESTON ROAD, LONGRIDGE
	PARISH COUNCIL:
	No response received.


	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):


	The County Surveyor has no objection to the proposal.

	ENVIRONMENT AGENCY
	No objection subject to the imposition of conditions.



	ADDITIONAL REPRESENTATIONS:
	One letter of representation has been received in respect of the application objecting on the following grounds:
· The re plan will result in a loss of privacy and a dwelling being located closer to an existing property than that of which was originally approved.
· Devaluation of property.

· The current development is of a poor quality and appearance.


Site Location

The site lies to the west of Preston Road outside but immediately adjacent to the settlement limit of Longridge lying within land designated open countryside. The site is currently under development.
The scheme has its main area of development filling the land between an existing small group of properties at Grimbaldeston Farm and the housing estate of Lindale Road – the latter which lies within the settlement boundary. 
There are open fields beyond to the south and south-west. The smaller section of development lies to the immediate south of the access road and runs parallel to Preston Road filling in a parcel of land between the aforementioned access and a pair of semi-detached dwellings on Preston Road.
Members will note that the principle of the development was originally  established through the granting of outline consent on site for the erection of a residential development of up to 60 dwellings (3/2011/0316), with reserved matters having been approved (Ref: 3/2013/0771) for the erection of 58 no. dwellings.

Proposal

The application seeks full consent for the re-plan of plots 32 – 45 of the development including an increase in numbers by 3 dwellings.  The area of the development to which the application relates is located to south eastern extents of the development which backs onto 32 – 42 Lindale Road.
The previous approval granted consent for 14 x 4 bedroom detached dwellings within the area in question with consent now sought for the erection of 6 x 3 bedroom dwellings and 11 x 4 bedroom dwellings. The applicant has stated that the need for the re-plan has been borne of the need to provide an increase in housing mix and due to demand for 3 bedroom dwellings.
Relevant History

3/2014/0590:
Discharge of conditions 1- in accordance with drawings, 2 - landscaping scheme, 3 - design details and specifications of the internal streetscape and its associated lighting, street furniture, walls, fencing and boundary treatments and 4 - precise specifications and samples of walling and roofing materials and details of any window and door surrounds. (Approved)
3/2013/0307:
Application for approval of reserved matters following outline approval for the erection of 58 no. dwellings including details of layout, scale, appearance and landscaping. (Approved)
3/2011/0316:
Outline application for residential development of 60 no. dwellings (Approved)
Relevant Policies

Ribble Valley Core Strategy
Policy DMG1 – General Considerations. 

Policy DMG2 – Strategic Considerations. 

Policy DMG3 – Transport & Mobility

Policy DME2 – Landscape and Townscape Protection. 

Policy DME3 – Site and Species Protection and Conservation. 

Policy DMH3 – Dwellings in the Open Countryside

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 impact of the development in visual terms; the effects upon ecology and trees (where relevant); the impact on neighbouring residential amenities; highway safety; and the matter of financial contributions requested by Lancashire County Council.

Principle of Development

Members will note that the principle of development has been established as acceptable though the previous outline consent (3/2011/0316) and that of the granting of reserved matters  (3/2013/0307).  
The current submission seeks to increase the number of dwellings approved by 3.  It is not considered that there have been any significant changes in adopted local or national policy that would warrant a change in assessment at this stage based on the submitted layout/house types or when taking into consideration the increase in the number of dwellings approved.
It is noted that the Ribble Valley Core Strategy has been fully adopted since the original full consent was granted, the proposal at that time was assessed against the Core Strategy, albeit at pre-adoption stage and no immediate significant conflicts were considered to be present at that time.  

It is therefore considered that there are no reasons, in respect of the principle of development, to withhold the granting of planning consent.
Contributions/Legal  Agreement
The applicant has put forward a draft deed of variation, discussions are on-going on this matter but it is recommended that planning permission be granted with a condition attached that will ensure no development takes place unless and until a suitable mechanism has been entered into and completed, to deliver the planning obligations pursuant to the grant of Outline Planning Permission reference 3/2011/0316 which will ensure continuity between the current application and the original consent to which it relates.
Highways safety
The County Surveyor has no further comments to make in respect of the application insofar that it does not result in any additional highways impact or deviation from the previously approved development.
Residential Amenity
In respect of potential impact upon residential amenity, representations have been received in respect of the revised layout, location and orientation of plot 38.  Amended plans have been received that are more reflective of the original reserved matters consent granted which in my view mitigates these concerns and consider that the proposal, as submitted, would not result in any significant  detrimental impact upon the residential amenities of existing/neighbouring occupiers.  
I am therefore mindful of the relationship between the proposed dwellings and the existing properties/uses within the area and given the layout and spatial relationships as detailed on the submitted plans, consider the scheme acceptable.

Layout

The proposal maintains the previously approved layout which adopts a clear hierarchy of a primary route that serves an individual cul-de-sac and an element of courtyard style housing with the majority of the dwelling being afforded direct access off the primary vehicular route. 
Appearance & Visual Amenity

In respect of the appearance of the proposed dwellings, I consider that the overall scale and design of the properties represents an appropriate response to the immediate context and will be read well in the context of the existing development within the vicinity.

The house types proposed are generally considered to be reflective of the approach adopted throughout the remainder of the site in terms of external appearance and that of the original reserved matters consent.  
I am therefore mindful of the design and appearance of the proposed dwellings in relation to the wider and immediate and consider the proposed housing-types acceptable.

Conclusions/Recommendation

It is considered that the proposed re plan and increase in the number of dwellings on site raise no significant concerns in respect of conflict with adopted policy or would result in any significant strategic implications for the Borough.
It is additionally considered that the proposal would have no additional detrimental impact on nearby residential amenity nor would it have an adverse visual impact upon the immediate or wider context or character of the area.

RECOMMENDATION: That planning permission be GRANTED subject to the following condition(s):
1.
The development must be begun no later than the expiration of three years beginning with the date of this permission. 
REASON: Required to be imposed in pursuance to Section 91 of the Town and Country Planning Act 1990.

2.
Unless explicitly required by condition within this consent, the development hereby permitted shall be carried out in strict accordance with the proposals as detailed on the submitted drawings:
· Revised site plan 809145/PL02/Rev A
· MH/ORW/001
· MH/ORW/002

· MH/DAR/001

· MH/DAR/002

· MH/TRA/001

· MH/TRA/002

· MH/CRO/001
· MH/CRO/002

· MH/SG/001

REASON: For the avoidance of doubt and to clarify which plans are relevant.

3.
Precise specifications or samples of walling, roofing and window/door framing materials including their colour and texture shall have been submitted to and approved in writing by the Local Planning Authority before their use in the proposed works. 
REASON: In order that the Local Planning Authority may ensure that the materials to be used are appropriate to the locality in accordance with Policy DMG1 of the Ribble Valley Core Strategy (Adoption Version).

4.
Notwithstanding the submitted details no development approved by this permission shall be commenced until design details and specifications of the internal streetscape and its associated lighting, street furniture, walls, fencing and boundary treatments has been submitted to and approved in writing by the Local Planning Authority. The works shall then be completed in accordance with approved details
REASON: In In the interests of the visual amenities of the area in accordance with Policy DMG1 of the Ribble Valley Core Strategy (Adoption Version)
5.
The development hereby permitted shall not be commenced until full details of the proposed landscaping have been submitted to, and approved in writing by, the Local Planning Authority.  The scheme shall indicate, as appropriate, the types and numbers of trees and shrubs, their distribution on site, their maturity at the time of planting, those areas to be seeded, turfed, paved or hard landscaped, including details of any changes of level or landform.  
The approved landscaping scheme shall be implemented in the first planting season prior to commencement of the development unless otherwise agreed by the Local Planning Authority, whether in whole or part and shall be maintained thereafter for a period of not less than 15 years to the satisfaction of the Local Planning Authority.  This maintenance shall include the replacement of any tree or shrub which is removed, or dies, or is seriously damaged, or becomes seriously diseased, by a species of similar size to those originally planted.
REASON:  In the interests of the amenity of the area and to comply with Policies DMG1, EN2 and DME3 of Ribble Valley Core Strategy (Adoption Version).
6.
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 for the entire site has been submitted to and 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 sewerage systems. The development shall be completed, maintained and managed in accordance with the approved details.
REASON: To prevent the increased risk of flooding, both on and off site.  In accordance with Policies EN2, EN4, DME2 and DME3 Ribble Valley Core Strategy (Adoption Version).
7.
No development shall take place unless and until a suitable mechanism has been entered into and completed, to deliver the planning obligations pursuant to the grant of Planning Permission reference 3/2011/0316.
REASON:  In order that the Local Planning Authority may ensure that the appropriate planning obligations are secured in accordance policies DMI1 and DMH1 of the Ribble Valley Core Strategy (Adoption Version). 
NOTES

1.
This consent requires the construction, improvement or alteration of an access to the public highway.  Under the Highways Act 1980 Section 184 the County Council as Highway Authority must specify the works to be carried out.  Only the Highway Authority or a contractor approved by the Highway Authority can carry out these works and therefore before any access works can start you must contact the Ribble Valley District Highways Office, Lancashire County Council, Riddings Lane, Whalley BB7 9RW (tel. 0845 0530011) and quote the planning application number.

2.
If, during development, contamination not previously identified is found to be present at the site then no further development (unless otherwise agreed in writing with the local planning authority) shall be carried out until the developer has submitted a remediation strategy to the Local Planning Authority detailing how this suspected contamination can be dealt with and obtained written approval from the Local planning Authority.  The remediation strategy shall be implemented as approved.
