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CONSULTEE RESPONSES/ REPRESENTATIONS MADE:

PARISH COUNCIL:
Longridge Town Council have no objection to the proposal.
ENVIRONMENT DIRECTORATE (COUNTY SURVEYOR):

The Highways Development Control section have no objection to the proposal subject to the imposition of conditions relating to sustainable travel options, construction methodology and the timings of off-site highways improvement works.
ENVIRONMENT DIRECTORATE (PUBLIC RIGHTS OF WAY):

No observations received.
ENVIRONMENT AGENCY:

No objection to the proposal subject to the imposition of conditions relating to potential site contamination resultant from the current and previous use of the land.
LANCASHIRE LOCAL LEAD FLOOD AUTHORITY:
LLFA originally raised an objection to the proposal regarding a lack of information regarding the assumed existing culvert that traverses the site and concerns regarding porous paving having been included in the hydrological calculations for the site.  These matters have been clarified and agreed verbally however at the time of writing this report no formal response has been received from the LLFA in respect of any suggested conditions that may be required to be imposed.
UNITED UTILITIES:

No representations received in respect of the application.
ADDITIONAL REPRESENTATIONS:

Letters of representation have been received from five individual households/addresses objecting to the application on the following grounds:

· Inadequate pedestrian access with no footway being provided to access the site.
· Impact upon Highways safety
· Drainage issues

· No pedestrian crossings in place to allow residents to cross Preston Road

· Vehicles entering/exiting the site are likely to exacerbate existing traffic conditions on Preston Road

1.
Site Description and Surrounding Area
1.1
The proposal site is located on land previously associated with Spout Farm Nursery which has been used more recently as both an area for the storage of plant machinery in association with a tree-clearing business and for the growing of Christmas trees for sale within the adjacent nursery.   
1.2
The site currently fronts Preston Road, being well sheltered by substantial existing boundary tree and hedgerow planting.  The site is bounded to the north and east by the Alston Wetland Nature Reserve which is also an identified Biological Heritage Site.  The site is located outside the currently defined settlement boundary of Longridge being   located within the defined open countryside.
2.
Proposed Development for which consent is sought
2.1
Consent is sought for the erection of 34 dwellings including associated landscaping, public realm works and formation of a two vehicular and pedestrian access points off the existing access road Serving Spout Farm Nursery.
2.2
The housing mix proposed is as follows:
· 8 x 5 Bedroom dwellings
· 15 x 3 Bedroom dwellings
· 6 x 4 Bedroom dwellings
· 5 x 2 Bedroom bungalows
2.3
It is proposed that all of the dwellings will be two storeys in height save that of the bungalows, a number of the dwellings benefit from single storey additions in the form of attached side garages which aids in providing vassal variations of scale within the development, the properties will be a mix of detached, semi-detached and terraced.
2.4
The proposed dwellings adopt a semi-traditional appearance being faced in a mixture of natural stone and render with stone quoin window surround, jamb and sill detailing.
2.5
It is proposed that 30% of the proposed dwellings will be for affordable housing provision equating to ten units in total.  Detailed matters in respect of the proposed tenure are the subject to on-going negotiations and will be secured through S.106 agreement to ensure the proposal accords with Key Statement H3 of the adopted Core Strategy.
2.6
The proposed layout takes the overall from of a crescent, being served by a single spine road that has two points of access/egress onto the Spout Farm Nursery access road.  An informal courtyard is proposed to the north western extents of the site which adopts a shared surface arrangement including a feature play area that is integrated into the overall public realm. 
2.7
It is additionally proposed that a bus stop will be formed towards the north western extents of the site (Preston Bound) fronting Preston Road, access will be provided via a dedicated footway that will serve residents of the proposed housing.
3.
Relevant Planning History

3/2013/0782:
Outline application for the erection of 32 dwellings including affordable housing and alterations to existing access following site clearance. (Approved)
4.
Relevant Policies

Ribble Valley Core Strategy

Key Statement DS1 – Development Strategy


Key Statement DS2 – Presumption in Favour of Sustainable Development


Key Statement EN3 – Sustainable Development and Climate Change


Key Statement H1 – Housing Provision


Key Statement H2 – Housing Balance


Key Statement DMI2 – Transport Considerations

Policy DMG1 – General Considerations


Policy DMG2 – Strategic Considerations


Policy DMG3 – Transport and Mobility


Policy DME2 – Landscape and Townscape Protection


Policy DME3 – Site and Species Protection and Conservation


Policy DME6 – Water Management


Policy DMB5 – Footpaths and Bridleways


National Planning Policy Framework (NPPF)


National Planning Practice Guidance (NPPG)


Technical Guidance to National Planning Policy Framework
5.
Assessment of Proposed Development
5.1
Principle of Development:
5.1.1
The site currently benefits from an extant outline consent for the erection the erection of 32 dwellings (Application Ref: 3/2013/0782), with the current application seeking only to increase the quantum of previously approved dwellings by 2 units.  As of the latest monitoring position the outstanding residual housing need for Longridge was 25 units.

5.1.2
Taking into account the existing residual need of Longridge and taking into account that the site currently benefits from a extant consent for housing it is not considered that the application results in any direct significant direct conflicts with the Development Strategy for the Borough as embodied within key Statement DS1 and Policy DMG2 of the Ribble Valley Core Strategy.
5.2
Impact upon Residential Amenity:
5.2.1
The proposed dwellings are largely remote in their proximity to existing dwellings save that of a number of dwellings located on the opposing side of Preston Road to the west and the Spout Farm Dwelling to the south.  

5.2.2
Taking into account the proposed layout of the development, the location of primary habitable room windows and proposed separation distances it is not considered that the proposal would be of detriment to existing or future neighbouring residential amenity.
5.3
Visual Amenity/External Appearance:
5.3.1
The proposed dwellings will be of a semi traditional appearance employing a varied materials palette of render and natural stonework.  It is proposed that the dwellings will be roofed in natural slate.  Taking account of the external appearance and scale of the proposed dwellings it is not considered that the proposal would be of detriment to the character or visual amenities of the area. 
5.4
Highway Safety and Accessibility:
5.4.1
The Highways development Control Officer has made a number of suggestions regarding the internal road configuration to ensure future adoptability.  These have been addressed through the submission of amended plans.
5.4.2
LCC Highways have also made a request for sustainable travel measures to be incorporated into the proposed development. Following negotiations the applicant has submitted a technical note which confirms that the Applicant is willing to provide the following sustainable travel measures as part of the proposed development:

· To provide a new (Preston bound) bus stop with raised kerbs and shelter in accordance with LCC standards;

· To provide external sockets on at least 10% of properties for the charging of electric/hybrid vehicles;

· To provide as part of a resident welcome pack for each new property , a voucher for £100 for use at a local bike shop against the purchase of a bicycle;

· To provide as part of a resident welcome pack for each new property , a Stagecoach family travel pass valid for a period of 1 month to help to encourage the use of public transport from day 1 of occupation.

5.5
Landscape/Ecology:
5.5.1
The applicant has submitted a Phase 1 Habitat Survey and Baseline Ecological Impact Assessment in support of the application.  The survey concludes that there is little semi-natural habitat of significant importance within the site boundaries and there are no important habitats or vegetation communities occurring on site or within the site boundaries that will be adversely affected by proposals. 
5.5.2
Additionally there are no specifically protected or otherwise important species such as roosting bats or great crested newts occurring on site although it has been recognised that there is a Biological heritage Site, designated partly in respect of importance for birds and partly in respect of its botanical interest which bounds the site immediately to the north and east.

5.5.3
The submitted report concludes that with adequate mitigation, there will be no negative impact resulting from the proposals to develop the site.  The applicant has not submitted any detailed landscaping plans and it is therefore considered appropriate that such details will be required to be submitted by the imposition of planning condition.
5.6
Infrastructure, Services and Developer Contributions:
5.6.1
LCC Educational Contributions originally requested a contribution for 8 primary places (for 34 dwellings) @ £13,474.53 per place. This is equivalent to 0.235 places per dwelling. However members will note that no contribution was sought in respect of the current outline consent that remains extant the site.

5.6.2
Talking this into account the Local Planning Authority has agreed only to seek an educational contribution based on the net increase in units resultant from the current proposal which equates to an increase of 2 dwellings, when compared to the outline scheme, this would equate to a payment of £6,333.03.
5.7
Other Matters:
5.7.1
A number of representations received have raised the issue of highway safety and the lack of a footway serving the development.  Members will be aware that the site currently benefits from an extant outline consent (Ref: 3/2013/0782) and that the Highways development Control Section has raised no objection to the proposal.
6.
Observations/Consideration of Matters Raised/Conclusion
6.1
Given the separation distances between existing and proposed dwellings and taking account of the orientation of primary habitable room windows it is not considered that the proposal would result in any detrimental impact upon existing/future residential amenities by virtue of direct over-looking.

6.2  
Taking account of the external appearance, scale, layout and orientation of the proposed development it is not considered that the proposal would be of detriment to the visual amenities and character of the area or of detriment to the character and appearance of the currently defined open countryside.

6.3
It is further considered that the site layout and spatial arrangements resultant from the proposed development are sufficient to ensure that the proposal would not be of detriment to existing/future residential amenities by virtue of a loss of light, over bearing or over dominant impact

6.4
It is for the above reasons and having regard to all material considerations and material matters raised that the application is recommended accordingly.
RECOMMENDATION: That the application be DEFERRED and DELEGATED to the Director of Community Services for approval following the satisfactory completion of a Legal Agreement within 3 months from the date of this decision and to allow for further work regarding the detailed wording of conditions within 3 months, subject to the following conditions:
1. The development hereby permitted shall be commenced before the expiration of three years from the date of this permission.
REASON:  Required to be imposed pursuant to Section 91 of the Town and Country Planning Act 1990 as amended by Section 51 of the Planning and Compulsory Purchase Act 2004.  
2. Unless explicitly required by condition within this consent, the development hereby permitted shall be carried out in complete accordance with the proposals as detailed on drawings:

· Proposed site layout – Job 2856 Drawing: 014 Rev: D
· House Type 1 – Job: 2856 Drawing: 001
· House Type 2 – Job: 2856 Drawing: 002
· House Type 2 – Job: 2856 Drawing: 003
· House Type 3 – Job: 2856 Drawing: 004
· House Type 4 – Job: 2856 Drawing: 005
· Streetscape of Terrace Block - Job: 2856 Drawing: 006

· Streetscape of Terrace Block - Job: 2856 Drawing: 007
· Streetscape of Terrace Block - Job: 2856 Drawing: 008

· Streetscape of Terrace Block - Job: 2856 Drawing: 009


REASON:  For the avoidance of doubt and to clarify which plans are relevant to the consent.
3.
Precise specifications or samples of walling and roofing materials and details of any surface materials to be used including their colour and texture shall have been submitted to and approved 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.
4.
Notwithstanding the submitted details, elevational details at a scale of not less than 1:20 and details of the precise location of all proposed refuse storage provision shall have been submitted to and approved by the Local Planning Authority prior to their installation.  

The development shall be carried out in strict accordance with the approved details and the approved details which shall be made available for use prior to first occupation of the dwellings(s) hereby approved and shall be retained for use at all times thereafter.
REASON: In order that the Local Planning Authority may ensure that the development provides adequate provision for the storage of domestic waste and encourages the use of sustainable means of transport in accordance with Policy DMG1 of the Ribble Valley Core Strategy.
5.
Notwithstanding the submitted details, no development, including any site preparation, demolition, scrub/hedgerow clearance or tree works/removal shall commence or be undertaken on site until details of the alignment, height and appearance of all boundary treatments, fencing, walling, retaining wall structures and gates to be erected within the development shall have been submitted to and approved by the Local Planning Authority.  

For the avoidance of doubt the submitted details shall include the precise nature and location for the provision of measures to maintain and enhance wildlife movement within and around the site by virtue of the inclusion of suitable sized gaps/corridors at ground level.  The development shall be carried out in strict accordance with the approved details.
REASON:  To comply with Key Statement EN4 and Policies DMG1 and DME3 of the Ribble Valley Core Strategy, to ensure a satisfactory standard of appearance in the interests of the visual amenities of the area and to minimise the potential impacts of the development through the inclusion of measures to retain and enhance habitat connectivity for species of importance or conservation concern.
6.
Notwithstanding the submitted details, no development, including any site preparation, demolition, scrub/hedgerow clearance or tree works/removal shall commence or be undertaken on site until a scheme for the hard and soft landscaping of the site shall be 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, those areas to be seeded, turfed, paved or hard landscaped, including details of any changes of level or landform and the types and specifications of all retaining structures (where applicable). 

The approved soft landscaping scheme shall be implemented in the first planting season following occupation or use of the development unless otherwise required by the reports above, whether in whole or part and shall be maintained thereafter for a period of not less than 10 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.  

The hard landscaping shall be implemented in accordance with the approved details prior to the first occupation of the development and retained thereafter at all times. 

REASON: To ensure the proposal is satisfactorily landscaped and appropriate to the locality in accordance with Policy DMG1 of the Ribble Valley Core Strategy.  
7.
The garage(s) hereby approved shall be kept available for the parking of vehicles ancillary to the enjoyment of the household(s) and shall not be used for any use that would preclude the ability for their use for the parking of private motor vehicles, whether or not permitted by the provisions of the Town and Country Planning (General Permitted Development) Order 2015 or any order amending or revoking and re-enacting that order.

REASON: To ensure to ensure that adequate parking provision is retained on site that limits the visual impact of the parked motor-vehicle upon the street scene/area in accordance with Policies DMG1 and DMG3 of the Ribble Valley Core Strategy.
8.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) (England) Order 2015 (as amended) 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 over 1m above road level. The visibility splay to be the subject of this condition shall be that land in front of a line drawn from a point 2.4m measured along the centre line of the proposed road from the continuation of the nearer edge of the carriageway of Preston Road to points measured 120m in each direction along the nearer edge of the carriageway of Preston Road, from the centre line of the access.

REASON: To ensure adequate visibility at the street junction or site access. In accordance with Policies DMG1 and DMG3 of the Ribble Valley Core Strategy.
9.
None of the dwellings hereby approved shall be occupied until construction of the site access and the off-site works of highway improvement have been implemented in accordance with a scheme and programme which shall first have been submitted to and approved in writing by the Local Planning Authority.  

REASON: In order to satisfy the Local Planning Authority that the final details of the highway scheme/works are acceptable and have been implemented in accordance with an agreed programme. In accordance with Policies DMG1 and DMG3 of the Ribble Valley Core Strategy
10.
None of the dwellings hereby approved shall be occupied until full details of the proposed sustainable transport measures have been submitted to and approved in writing. Such measures shall include the following:
· A new (Preston bound) bus stop with raised kerbs and shelter in accordance with LCC standards;

· External sockets to at least 10% of properties for the charging of electric/hybrid vehicles;

· Resident welcome pack for each new property, including a £100 voucher for use at a local bike shop against the purchase of a bicycle and a family bus travel pass valid for a period of 1 month to help to encourage the use of public transport.

REASON: In order to secure sustainable transport measures as part of the development In accordance with Policies DMG1 and DMG3 of the Ribble Valley Core Strategy.
11.
No development shall take place until a Construction Method Statement has been submitted to and approved in writing by the local planning authority.  For the avoidance of doubt the submitted statement shall provide details of:

A.
The location of parking of vehicles of site operatives and visitors

B.
The location for the loading and unloading of plant and materials

C.
The location of storage of plant and materials used in constructing the development

D.
The locations of security hoarding 

E.
The location and nature of wheel washing facilities to prevent mud and stones/debris being carried onto the Highway (For the avoidance of doubt such facilities shall remain in place for the duration of the construction phase of the development) and the timings/frequencies of mechanical sweeping of the adjacent roads/highway

F.
Periods when plant and materials trips should not be made to and from the site (mainly peak hours but the developer to identify times when trips of this nature should not be made)

G.
The highway routes of plant and material deliveries to and from the site.

H.
Measures to ensure that construction and delivery vehicles do not impede access to adjoining properties.

I.
Days and hours of operation for all construction works.

The approved statement shall be adhered to throughout the construction period of the development.

REASON: In the interests of protecting residential amenity from noise and disturbance and to ensure the safe operation of the Highway in accordance with Policies DMG1 and DMG3 of the Ribble Valley Core Strategy.
12.
Unless otherwise agreed in writing, the new estate road/access between the site and Preston 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 development occurs at the site.  

REASON: To ensure that satisfactory access is provided to the site before the development hereby permitted becomes operative. In accordance with Policies DMG1 and DMG3 of the Ribble Valley Core Strategy.
13.
Prior to the construction of any surface water drainage arrangements, a surface water drainage scheme and means of disposal, based on sustainable drainage principles with evidence of an assessment of the site conditions (inclusive of how the scheme shall be managed after completion) shall be submitted to and approved in writing by the Local Planning Authority. The development shall be completed, maintained and managed in accordance with the approved details and in particular no dwelling shall be occupied until the approved scheme is operational. 

REASON:  In the interests of ensuring a satisfactory means of drainage for the site in accordance with Policy DMG1 of the Ribble Valley Core Strategy.

14.
Unless otherwise agreed in writing, only porous material shall be used in the construction or replacement of any hard surfacing within the curtilage of the dwellings. 

REASON:  In the interests of ensuring a satisfactory means of drainage for the site in accordance with Policy DME6 of the Ribble Valley Core Strategy.

15.
Prior to the construction of any foul water drainage arrangements, full details of the foul drainage scheme, together with details of its future management, shall be submitted to and approved in writing by the Local Planning Authority. The development shall be completed maintained and managed in accordance with the approved details and in particular no building shall be occupied until the approved foul drainage scheme has been completed to serve that building, in accordance with the approved details. 

REASON:  In the interests of ensuring a satisfactory means of drainage for the site in accordance with Policy DMG1 of the Ribble Valley Core Strategy.

16.
Construction of the dwellings hereby approved shall not commence until a scheme that includes the following components to deal with the risks associated with contamination of the site has been submitted to and approved, in writing, by the local planning authority:

i) 
A preliminary risk assessment which has identified:

• 
all previous uses

• 
potential contaminants associated with those uses

• 
a conceptual model of the site indicating sources, pathways and receptors

• 
potentially unacceptable risks arising from contamination at the site

ii) 
A site investigation scheme, based on (i) to provide information for a detailed assessment of the risk to all receptors that may be affected, including those off site.

iii) 
The results of the site investigation and detailed risk assessment referred to in (ii) and, based on these, an options appraisal and remediation strategy giving full details of the remediation measures required and how they are to be undertaken.

Prior to occupation of any of the dwellings hereby approved, a verification plan, demonstrating that the works set out in the remediation strategy in (iii) are complete and identifying any requirements for longer-term monitoring of pollutant linkages, maintenance and arrangements for contingency action, shall be submitted and approved in writing by the local planning authority.

REASON: To prevent pollution of ground and surface waters both on and off site and to ensure the site is suitable for its end use in accordance with Policies DMG1 and DME6 of the Ribble Valley Core Stratgey.

17.
Notwithstanding the submitted details, no development, including any site preparation, demolition, scrub/hedgerow clearance or tree works/removal shall commence or be undertaken on site until a programme of mitigation measures and timings, as identified in the ‘Extended Phase 1 Habitat Survey and Baseline Ecological Impact Assessment’ (Cameron Crook and Associates – June 2016) has been submitted to and approved in writing by the local planning authority.


The agreed mitigation, actions, methods & timings included in the programme of mitigation shall be fully implemented and adhered to during the construction phase of the development and where applicable remain in place for the lifetime of the development.
REASON:  In order that the Local Planning Authority may ensure that the development of the site will not undermine the ecological value of the site and its surroundings. In accordance with Policies DMG1 and DME3 of the Ribble Valley Core Strategy.
BACKGROUND PAPERS   
https://www.ribblevalley.gov.uk/site/scripts/planx_details.php?appNumber=3%2F2016%2F0580

