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CONSULTEE RESPONSES/ REPRESENTATIONS MADE:

PARISH COUNCIL:

Longridge Town Council objects to the application on the following grounds:
· In light of recent proposals that this land be utilised for work provision.

· The wording is too vague in relation to the potential S.106 agreement.
ELECTRICITY NORTHWEST

No objection to the proposal but note that the development is shown to be adjacent to or affect Electricity North West operational land or electricity distribution assets.  ENW have stated that where the development is adjacent to operational land the applicant must ensure that the development does not encroach over either the land or any ancillary rights of access or cable easements.

ENVIRONMENT DIRECTORATE (COUNTY SURVEYOR):

As submitted, currently LCC cannot support the development proposal for the following reason:

As submitted the applicant has not demonstrated the site can provide safe and adequate means pedestrian/cycle connectivity to integrate with the existing built environment or measures to encourage sustainable public transport; hence the development is not in line with a number of key paragraphs of the NPPF including the three dimensions of sustainable development.

The Highways development Control Section has added that the applicant may wish to submit a package of sustainable transport measures to address the issues relating to the provision for public transport, cycling and walking modes that, if acceptable, may overcome the concerns.
ENVIRONMENT AGENCY:

No objections to the proposal but wish to offer the following observations in relation to Foul drainage:
The application forms states that the method of foul sewage disposal is unknown. The development should comply with Paragraph 20 of the “Water supply, wastewater and water quality” category of the national Planning Practice Guidance (PPG) and the first presumption must always be to provide a system of foul drainage discharging into a public sewer.  Our records indicate that there are foul and combined sewers in the north-western area of the site. Should the applicant wish to install an alternative method of disposal they will have to demonstrate why it is not feasible to connect to the existing public sewer.

LOCAL LEAD FLOOD AUTHORITY (LLFA)
Response awaited.
LANCASHIRE ARCHAELOGY ADVISORY SERVICE (LAAS)

Lancashire Archaeological Advisory Service have recommended that a pre-determination field evaluation of the site based on the presence of an unusual concentration of findspots of prehistoric tools and the presumed presence of associated settlement, echoes some of the findings of the heritage statement supplied in 2015 (L-P Archaeology, February 2015), but assigns a somewhat greater probability to the presence of significant remains. Despite the above recommendations no field evaluation works are known to have been carried out in relation to this new application and the present proposals are not accompanied by a heritage statement.  Lancashire County Archaeology Service state that it is preferred that an archaeological field evaluation be undertaken before a planning decision is taken. 

LAAS further advise that it would be possible, but less preferable, for a planning condition to be applied to any consent granted requiring a full phased programme of archaeological investigation to be undertaken and the results of that work to be submitted, along with proposals for an appropriate scheme of impact mitigation, as part of the reserved matters application.
LANCASHIRE FIRE AND RESCUE SERVICE (LFRS)
LFRS have no objection to the proposal but have offered the following observations:

The following recommendations are made to make the applicant aware of conditions which will have to be satisfied on a subsequent Building Regulation application.  The conditions may affect the elevation of the building and access to them. These recommendations must be included if this application passes to another party prior to Building Regulation submission.

It should be ensured that the scheme fully meets all the requirements of Building Regulations Approved Document B, Part B5 ‘Access and facilities for the Fire Service’.  If Document B, Part B5 cannot be fully complied with then, in certain circumstances, the installation of a residential sprinkler system may be used as a compensatory feature, but professional advice should be sought in such cases.

LCC CONTRIBUTIONS (EDUCATION)
Based upon the latest assessment, taking into account all approved applications in the area, LCC will be seeking a contribution for 80 primary school places. However LCC will not be seeking a contribution for secondary school places.  Calculated at the current rates, this would result in a claim of:

Primary places:

(£12,257 x 0.97) x BCIS All-in Tender Price (272 / 240) (Q1-2016/Q4-2008)

= £13,474.53 per place

£13,474.53 x 80 places = £1,077,962.40

This assessment represents the current position on 09/11/2016. LCC reserve the right to reassess the education requirements taking into account the latest information available
It should be noted, given the application is made in outline, that this assessment is based on the assumption that the dwellings are all 4 bedroom houses. Should this not be the case a reassessment will be required once accurate bedroom information becomes available. This could result in a reduced pupil yield dependant on dwelling size.

NATURAL ENGLAND
Natural England have no objection to the proposal and have assessed the application using the Impact Risk Zones data (IRZs) and are satisfied that the proposed development being carried out in strict accordance with the details of the application, as submitted, will not damage or destroy the interest features for which Red Scar and Tun Brook Woods SSSI has been notified. 
Natural England further advise that the SSSI does not represent a constraint in determining this application. Should the details of this application change, Natural England wishes to draw attention to Section 28(I) of the Wildlife and Countryside Act 1981 (as amended), which requires the authority to re-consult Natural England.

NATIONAL GRID
National Grid apparatus has been identified as being in the vicinity of the proposed development as follows:

· National Gas Transmission Pipelines and associated equipment

· Low or medium pressure gas pipes and associated equipment (as a result it is highly likely that there are gas services and associated apparatus in the vicinity).

The consultation has been forwarded to the Land and Asset Protection Team for further response.
UNITED UTILITIES:

No objection to the proposal subject to the imposition of planning conditions relating to foul/surface water drainage and a sustainable drainage management and maintenance plan for the lifetime of the development.
ADDITIONAL REPRESENTATIONS:

11 letters of representation have been received objecting to the application on the following grounds:

· The proposal exceeds the anticipated level of development for Longridge as embodied within the Core Strategy
· The proposal would result in an oversupply of housing which would undermine the Local Planning Authority’s ability to plan for sustainable development
· The proposal represents significant encroachment into the open countryside
· The proposal will put additional strain on existing services, facilities and infrastructure
· The proposal will create a harmful precedent
· Loss of amenity

· Impact upon the highways network

· The application would undermine the character of the area

· The presence of three storey dwellings will be of detriment to adjacent existing properties

· The proposal will be of detriment to highway safety

· Inadequate capacity within existing schools

· Negative impacts upon wildlife and protected species
1.
Site Description and Surrounding Area
1.1
The application site is a 18.84 Hectare plot of land located on the eastern side of Preston Road, being located at the southern extents of the Settlement of Longridge.  The site is currently outside but adjacent the defined settlement boundary for Longridge.  Members will note that the site is also located outside of the Regulation 18 Draft Settlement Boundary.
1.2
The site is greenfield in nature being currently used for the purposes of Agriculture.  The northern extents of the site accommodates an ENWL double circuit 132000 volt tower line with the southern extents of the site being located above a national gas transmission pipeline.
1.2
The site is bounded on all sides by existing hedgerow and a small amount of tree planting, with the site playing host to a number of hedgerows, small number of trees and a number of existing ponds. A small number of watercourses run through the site from south to north.  The site is bounded by existing residential development to the north, the dwellings associated with what was formerly known as Charnley farm to the east and playing fields to the west.  
2.
Proposed Development for which consent is sought
2.1
Outline consent (matters of access only) is sought for the erection of up to 275 dwellings including a local neighbourhood centre, access arrangements and associated landscaping/wildlife infrastructure on land west of Preston road, Longridge.
2.2
The submitted details propose dual vehicular and pedestrian access to the site being provided off Preston Road (B6243).  The submitted masterplan proposes a singular loop road serving the development off of which are located a number of secondary routes and cul-de-sacs.  It is proposed that a significant area of land to the south will be brought forward as a proposed Wildlife Area and that the development will incorporate a number of existing ponds into the overall development as part of a network of habitat improvements.  

2.3
The indicative site layout proposes areas of public open space and includes the provision of a ‘Neighbourhood Centre’ for use by both residents of the development and the wider community of Longridge.  A number of cycle links are proposed within the development with footpath links to existing public rights of way.
2.4
The applicant has submitted Draft Heads of terms which outlines that 30% of the proposed dwellings will be for affordable housing provision and that 15% of the overall number of dwellings on site will be for occupation by those over 55 years of age with half of this provision being provided within the affordable provision and the remaining being provided on an open market basis.
3.
Relevant Planning History
3/2015/0393: 

Outline application for residential development including the erection of 305 dwellings, a local neighbourhood centre and associated landscaping/wildlife infrastructure. (Refused and appeal lodged) 
Members will note that the above appeal will be determined by way of a Public Inquiry which is currently scheduled for the 10th of May 2017.
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 EN4 – Biodiversity & Geodiversity

Key Statement DMI1 – Planning Obligations
Key Statement DMI2 – Transport Considerations
Key Statement H1 – Housing Provision

Key Statement H2 – Housing Balance

Key Statement H3 – Affordable Housing

Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations

Policy DMG3 – Transport and Mobility
Policy DME1 – Protecting Trees  & Woodlands

Policy DME2 – Landscape and Townscape Protection

Policy DME3 – Site and Species Protection and Conservation
Policy DME5 – Renewable Energy
Policy DME6 – Water Management

Policy DMH1 – Affordable Housing Criteria
Policy DMH3 – Dwellings in the Open Countryside

Policy DMB4 – Open Space Provision
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 application site is located outside but directly adjacent the southern extents of the currently Defined Settlement Boundary for Longridge.  Key Statement DS1 of the Core Strategy aims to promote development in and guide development towards the most suitable locations in the borough.  The classification of settlements into Principal, Tier 1 and Tier 2 settlements was ultimately determined by the preparation of an evidence base document, which assessed the sustainability of settlements which subsequently informs the overall Development Strategy for the Borough to aid in achieving sustainable development.  The Development Strategy is clear in its approach that housing development outside of the 32 defined settlements or the principal settlements will therefore now only be acceptable, in principle, if it is for local needs housing or would result in measureable regeneration benefits, neither of which applies to the current proposal.

5.1.2
Policy DMG2 sets out the strategic considerations in relation to housing and states that residential development or the creation of new residential planning units outside the defined Settlement Areas must meet a number of considerations, none of which apply to the current outline proposal for the erection of 275 dwellings in the defined open countryside.  In respect of dwellings in the open countryside and those located in the Forest of Bowland AONB these are covered by Policies DMH3 which similarly seeks to resist such developments unless they are to meet an identified local need or specific criteria, none of which apply to the current proposal.
5.1.3
Whilst it is recognised, in principle and isolation, it could be considered that the proposal is in direct conflict with the adopted development Plan.  In assessing the application the Council must take into account that the Local Authority cannot at present demonstrate a 5 year supply of housing.  In light of this matter the Local Planning Authority must take full account of Paragraph 49 of the National Planning Policy Framework that states the following:
Housing applications should be considered in the context of the presumption in favour of sustainable development. Relevant policies for the supply of housing should not be considered up-to-date if the local planning authority cannot demonstrate a five-year supply of deliverable housing sites.

5.1.4
In respect of this matter and the acceptability of the principle of development the Head of regeneration and Housing has offered additional context and observations, concluding that in this instance, there are no grounds for a policy objection.  For the benefit of members the full response is as follows:
In terms of the Development Strategy the Core Strategy directs development to main settlements, such as Longridge. As previously indicated on the earlier application, my advice is maintained that in locational terms the site in principle is capable of being considered a sustainable location in strategic terms. The principal policy consideration was the harm to the Core Strategy as a result of surplus housing measured against the Core Strategy requirements. At the time of determination of application 3/2015/0393 the Council could demonstrate a 5 year land supply position, giving primary weight to the core strategy provisions.

Circumstances have since changed. Work in relation to submissions made to the Council’s Regulation 18 consultation on the Housing and Economic DPD, means that there needs to be an adjustment made to the Council’s housing land calculation in relation to the application of the 20% buffer. Extensive research has been undertaken to review changes to best practice since early 2016, and in particular the approaches taken by Inspectors reporting on Local Plans as well as reviewing relevant appeals as part of that evidence search. This has given rise to a need to revise the application of the buffer which in my view the Council will need to recognise. This issue has been discussed with the Development Plan Working Group in some detail at the meeting held on 12 January where the need to make an adjustment to the methodology was supported.

The net effect of this is to generate a revised 5 year supply figure of 4.99 years when measured against our most recent monitoring information. The significance being that the Council cannot demonstrate a 5 year supply and the implications of paragraph 49 of NPPF must be taken into account in making any decisions on the application.

NPPF Paragraph 49 states that:

“Housing applications should be considered in the context of the presumption in favour of sustainable development. Relevant policies for the supply of housing should not be considered up-to date if the local planning authority cannot demonstrate a five-year supply of deliverable housing sites.”

Where the council cannot demonstrate a 5 year supply the presumption is in favour of sustainable development.
The Council is required to deliver sustainable development and my view is that when looking at the implications of NPPF it is also important to have regard to the provisions of the Core Strategy which provides the Council’s expression of sustainable development. As indicated, the location at Longridge is considered a sustainable location. Longridge is identified as a main settlement where housing is to be directed. The Core strategy recognises that the housing numbers are minimum requirements, but also seeks to manage the rate at which the settlements develop. The main issue is one of permitting a surplus against planned requirements and the impact this has upon controlling the underlying scale, delivery and phasing of growth. Notwithstanding that, the development would deliver additional housing which meets the Governments (and the Framework objective) of boosting housing supply, it would also deliver affordable housing both of which are significant benefits.
This application is for a reduced number of dwellings when compared to the previous application and if the identified residual is taken off, the relevant number of additional dwellings is in the order of some 250 dwellings. Taking into account the fact that this is an outline application and allowing for reserved matters and the sale of the site to be completed, delivery would be likely to be deferred following conventional practice, in my view, for up to 2 years. Assuming that a site of this nature would be developed by one developer on the basis of 30 units per annum, the total amount that would be added to our supply in the five year period (up to 2023) if this application was approved would be around 90 units. The immediate impact is therefore mitigated. Clearly if a second housebuilder was active on the site this mitigating effect would be less but the agent has indicated that a single developer will deliver the site.
Approving the site still generates a surplus. However taking account of the likely delivery the net impact of the units delivered in practice is reduced to a level where it would be difficult to demonstrate clearly that there is significant harm to the underlying Core Strategy.
The Core Strategy at Key Statement DS2 addresses the presumption in favour of sustainable development and in the circumstances where para 49 is applicable, the Core Strategy states;
“… Where there are no policies relevant to the application or relevant policies are out of date at the time of making the decision then the Council will grant permission unless material considerations indicate otherwise --- taking into account whether:
· any adverse impacts of granting permission would significantly and demonstrably outweigh the benefits, when assessed against the policies in the National Planning Policy Framework when taken as a whole; or
· specific policies in that Framework indicate that development should be restricted.
In the current circumstances I do not consider, in policy terms that there are any material considerations that would significantly or demonstrably outweigh the benefits of boosting housing supply in these circumstances or delivering affordable housing. In a position where the council cannot demonstrate a 5 year supply the Core Strategy directs towards the grant of permission. As a matter of policy principle the application is consistent with the Core Strategy.
In summary, the application has to be determined against the Council’s ability to demonstrate a 5 year housing land supply, National Planning Policy and the consequent provisions of the Core Strategy. Having considered the relevant policy matters I raise no policy objections to the application.
5.1.5
Whilst it is still recognised that the proposal would still result in a potential oversupply when measured against the objectively assessed outstanding residual housing need for Longridge it should be noted that these residual housing numbers are a minimum target to be met to achieve sustainable housing growth within the Borough as defined within the Core Strategy.  It is equally important to fully recognise that the residual housing need numbers are therefore not intended to be an upper limit not to be exceeded.  

5.1.6
Whilst exceeding the residual housing need number may result in ‘oversupply’ when assessed against the current projected objective need, it is important to equally consider what harm, if any, is resultant from any such perceived oversupply.  The Local Planning Authority must also identify such harm which must be both quantifiable and measurable.
5.1.7
In respect of the matter of oversupply it is likely that the impact of the units delivered in practice, by virtue of delivery rates, the submission of reserved matters and the likely need for significant site preparation or infrastructure works, would be reduced to a level where it would be difficult to demonstrate clearly that there is significant harm to the underlying Core Strategy.
5.1.8
Taking into account the location of site and its relationship to a principal settlement, the inability of the Local Planning Authority to demonstrate a 5 year supply of housing, the proposals contribution to reaching a 5 years supply of housing and taking full account of Para. 49 of the National Planning Policy Framework it is clear that the Local Planning Authority must take the view, in the current circumstances, that the principle of the development is to be considered acceptable.

5.2
Impact upon Residential Amenity:
5.2.1
Given the application is made in outline, no detailed assessment of any potential impacts upon existing neighbouring residential amenity can be made at this stage.  However given the potential proximity of the development to existing residential dwellings the Local Planning Authority is currently engaged in negotiation regarding the defining of parameters that will clearly specify offset distances between existing and proposed dwellings.  
5.2.2
It should additionally be noted that the Local Planning Authority are also seeking to secure the inclusion of a landscape buffer/margin, adjacent existing residential development, to further reduce/mitigate any potential impacts upon residential amenity from the development. 
5.3
Masterplan and Urban Design Principles
5.3.1
Given the application is made in outline, members will note that matters of detailed design, external appearance and scale cannot be considered at this stage.  However the Local planning Authority is of the opinion that the overall masterplan and Urban Design approach to the site should be clearly established and considered at this stage.  This will aid in ensuring that the current application, if approved, will fully inform and guide the approach taken to the site at later detailed design stages of the proposal, particularly any subsequent reserved matters submission.  
5.3.2
The Local Planning Authority is of the opinion that adopting this approach will ensure a level of consistency from outline to reserved matters stage and allows for acceptable principles and parameters to be agreed at an early stage in the design development process of the process.  Adopting this approach additionally ensure that the Local Planning Authority can assess the overall benefits associated with the development and to some degree assess the potential visual or physical compatibility with the landscape to which the proposal it is to be located within.
5.3.3
Following a number of concerns in relation to the overall masterplan for the site, the Local Planning Authority is currently engaged in detailed and extensive negotiation in relation, but not limited to, the following aspects of the proposal:
· Production of a Landscape Framework/Green infrastructure plan that clearly defines specified margins (minimum and maximum) in metres around site edges.

· Production of a Movement Framework (Cycle & Pedestrian) for the whole site clearly defining linkages and the locations of network of shared cycle/footways.

· Further work to be undertaken on clearly defining the intentions in respect of the wildlife area.  Amendments to include shared pedestrian/cycle routes integral to the wildlife area and the inclusion of areas of community woodland.

· A detailed package of Newt mitigation, compensation and enhancement.

· A detailed package of ecological enhancement for the site as a whole.

· Clearly define development parcels, define maximum/minimum densities within each parcel. Amendments to include a noticeable reduction in densities towards southern extents of site to aid in the development successfully reflecting the transition from a more urban pattern of development to that of a more semi-rural context.

· Amendments to ensure that gateway arrival points and nodes are better defined.

· Omit three storey dwellings from the proposal and provide commitment that no part of the development will exceed two storeys in height.

· Define offset distances, to include 5/6m landscape margin, adjacent all existing neighbouring dwellings.  The agreed margin should be in addition to standard anticipated 10/10.5m rear gardens for proposed dwellings.  This landscape margin should be located outside defined residential curtilages and maintained at a later date by a management company or similar.

· Relocate Neighbourhood Centre to a more centralised and accessible location. The centre should be complimented with formal play area and robust green infrastructure.
· The proposed uses/functions that the neighbourhood Centre is to accommodate should be clearly defined as should its ‘community role’.
· Additional work to be undertaken to define Character Areas within the masterplan and further clarity to be provided as to how these will be approached or defined in terms of variances in elevational treatment, materials, landscaping and streetscape.

· A network of informal play areas to be scattered throughout the site.  These should be complemented with pedestrian/cycle routes and an approach adopted that ensure both interact with the green infrastructure to be proposed.
· Increase number of informal/formal play areas within the site. Potentially adopting a ‘trim trail’ approach by siting a number of the areas within the green infrastructure or adjacent the pedestrian/cycle network.
· Increase the provision of amenity landscaping within the development.
· General overall aspirational context to be provided in respect of the development as a whole, this should be fully conveyed within a revised Design & Access Statement or Masterplan document for the site.
· Provide a commitment in terms of Bungalow provision.  Potentially specify suggested locations of bungalows.  It has been discussed that these could be located to minimise impact upon existing adjacent residential development and this could be defined within the overall parameters plan(s) to be provided.
5.3.4
Members will note that negotiations in relation to the above matters are progressing in a positive manner and I am confident that these issues will be resolved to the satisfaction of the Local Planning Authority, at the time of the writing of the report the applicant has provided firm commitments that all of the above matters will be fully addressed.
5.4
Highway Safety and Accessibility / Public Rights of Way:
5.4.1
The Highway Development Control Section has at this stage, raised an objection to the proposal on the basis that the applicant has not demonstrated that the site can provide safe and adequate means of pedestrian/cycle connectivity to integrate with the existing built environment or measures to encourage sustainable public transport.
5.4.2
In respect of the above the Highways development Control Section  consider that the developer would need to provide improvement suggestions and/ or financial contributions to improve accessibility in the following areas:

· Public Transport - to improve service provision and reliability on the Longridge ~ Grimsargh ~ Ribbleton ~ Preston City Centre public transport priority corridor;

· Pedestrian and Cycle Measures - contribution to the Preston - Longridge railway cycle route. To provide a cycle route along the old Preston to Longridge railway, or alternative provision on Preston Road if old railway route cannot be delivered.

· Pedestrian and Cycle Measures - contribution to Longridge Loop;

· Public Realm Improvements - On routes to Longridge Town funding/works to provide PROW upgrades, widened footways along Preston Road, improved uncontrolled crossings to improve linkage and accessibility to schools/ work/ services;

· Travel Plan assistance by LCC – A financial contribution of £24,000 for the purpose of LCC providing advice and guidance on Travel Plan development and implementation in line with 2.1.5.16 of the Planning Obligations in Lancashire Policy (September 2008);

· Full Travel Plan Target Funding - LCC would expect the Travel Plan to include appropriate funding to support the measures and achieve the targets of the Full Travel Plan.
5.4.3
Negotiations in respect of these matters are underway and with a number of these matters being integral to the masterplan amendments being sought by the Local planning Authority to ensure a coherent and holistic approach.  In light of this it is considered that these matters will be satisfactorily resolved following further negotiation and engagement.
5.4.4
In respect of the overall highways and access arrangements the applicant proposes all general vehicular traffic will access the site from Preston Road via 2 new priority junctions.  An entrance to/from Water Meadows to the north will also be provided, although this would be restricted for use by emergency vehicles (if required), pedestrians and cyclists only. 

5.4.5
The proposed vehicular access arrangements include 10m kerb radii, ghost right turn lanes, flare for two vehicles to exit the site and a pedestrian crossing island over the site access junction arms.  The submitted details also illustrate 2.4m x 90m visibility splays and associated existing hedgerows that will need to be removed/replanted to either provide the road widening for the junction, or set back to the rear of the vision splays.

5.4.6
The access roads are 7.5m wide with 2m wide footways into the site on either side of each site access, with the most southern footway widened to 3m to enable use as a shared foot/cycleway. The 3m foot/cycleway has been continued along Preston Road, ending opposite Pinfold Lane where a dropped kerb will be provided.

5.4.7
The submitted information includes new bus stop proposals on Preston Road as part of the development. Two new bus stops will be provided flanking the new north access junction, each stop featuring raised kerbs, shelters, timetable information and bus stop markings. Further new sections of footway with pedestrian refuge/crossing points are proposed to provide safe access to the new south bound bus stop. 
5.4.8
The access details also propose that the existing 30mph speed limit on Preston Road will be extended to approximately 120m south of the southern site access. In consideration of the junction and general highway safety LCC would support extending the existing 30mph zone to incorporate the development access as this will moderate traffic speeds on the approach to the site entrance. The speed limit change is also considered appropriate bearing in mind the increased urbanisation of the Preston Road with development and resultant introduction of vulnerable road users onto what is essentially a country road at present.
5.4.9
The Highways Development Control section consider that  access points meet applicable design standards and are capable of accommodating the development traffic movements and providing safe and adequate access for non-motorised residents. As submitted the proposed access points from Preston Road are acceptable as "in principle" drawings for planning purpose which will need to be detailed up to full construction drawings as part of any s278 agreement with the County Council.
5.5
Landscape/Ecology:
5.5.1
The application is accompanied by an Ecological Scoping Report, Bat Activity Transect Survey and a Great Crested Newt (GCN) Impact Assessment.  The documents note the likely presence of GCN and the presence of potential habitat on site.  A number of measures regarding habitat mitigation and enhancement are proposed including the introduction of three new ponds on site and the creation of a Wildlife Area, further detail has been requested in respect of these matters.
5.6
Infrastructure, Services and developer Contributions:
5.6.1
The submitted Draft Heads of term put forward a commitment by the applicant to pay a contribution towards off-site facilities in Longridge and this will be subject to negotiation and take account of the facilities to be provided on site.  Given the application only seeks to establish the upper quantum of development to be provided on site, based on current practice by the Local Planning Authority, this will require a method for calculation to be applied at the reserved matters stage as follows:

The contribution sought will be based on the following occupancy ratios at a rate of £216.90 cost per person:

· 1 bed unit - 1.3 people

· 2 bed unit - 1.8 people

· 3 bed unit - 2.5 people

· 4 bed unit - 3.1 people

· 5 + bed unit - 3.5 people
The above method for calculation and a commitment to meet such requirements will be enshrined within the finalised S.106 agreement.

5.6.2
The applicant has submitted a commitment to meet the Core Strategy requirements in relation to overall housing mix and affordable housing provision on site. It is proposed 30% of the proposed dwellings will be for affordable housing provision and that 15% of the overall number of dwellings on site will be for occupation by those over 55 years of age with half of this provision being provided within the affordable provision and the remaining being provided on an open market basis.  The mix of rental, shared ownership and other tenure will be agreed through further negotiation and once again be enshrined within the final S.106 agreement for the proposal.

5.6.3
LCC Education have requested that a contribution be made towards 80 primary school places totalling £1,077,962.40.  Members will note that this figure is based on the assumption that all units are 4 bedroom dwellings.  A reassessment based on a £13,474.53 per primary place cost will be applied when an accurate bedroom mix is available.  Such a method for calculation will be contained within the S.106 agreement for the proposal.

5.7
Flood Risk and Drainage:
5.7.1
United Utilities have raised no objection to the proposal subject to the imposition of condition.  Comments are awaited from the Local Lead Flood Authority (LLFA) in respect to an overall drainage strategy for the site based on sustainable principles; however it is anticipated that such matters are likely to be resolved through the imposition of planning conditions.
6.
Observations/Consideration of Matters Raised/Conclusion
6.1
The application is being brought before Committee at this stage with members being respectfully asked to consider the principle of the development, which allow the Local Planning Authority to further engage in detailed negotiation in respect of the overall masterplan approach and sustainable transport measures associated with the application.  It is recognised, at the time of the writing of this report, a small number of other matters remain outstanding. However, I am confident that these matters will be resolved to the satisfaction of the Local Planning Authority to ensure the proposal maintains consistency with the aims and objectives of the adopted Core Strategy.  Progress in these matters will be reported verbally.
6.2  
For the reasons outlined above and notwithstanding the matters to be resolved, the proposed development is considered to be acceptable provided outstanding matters in relation to the overall masterplan approach taken to the site and matters relating to sustainable means of travel including pedestrian/cycle connectivity to integrate with the existing built environment or measures to encourage sustainable public transport are satisfactorily resolved.
6.3
It is further considered that the benefits associated with the proposal and its contribution towards a 5 years supply of housing within the borough, in the context of Paragraph 49 of the National Planning Policy Framework, outweighs any harm from the proposal and the application is recommended accordingly.
RECOMMENDATION: That the application be DEFERRED and DELEGATED to the Director of Community Services for approval to allow for further negotiation in relation to matters of:

· Sustainable transport measures
· Drainage

· Overall masterplan and Urban Design approach/principles

· Movement Framework
· Green infrastructure provision

It is also requested that the application also be defer and delegated to the Director of Community Services to allow for further work to be undertaken regarding the detailed wording of conditions and following the satisfactory completion of a Legal Agreement, within 3 months from the date of this decision and subject to the following conditions:
1. No part of the development hereby permitted shall be commenced on any phase (as referred to in Condition 4) until full details of the layout, scale and appearance of the buildings and landscaping within that phase (hereinafter called 'the reserved matters') have been submitted to and approved in writing by the Local Planning Authority.

In relation to landscaping, the details for each phase shall include: the types and numbers of trees and shrubs to be planted, their distribution on site, those areas to be seeded, turfed, paved or hard landscaped, including details of any changes of level or landform, full specifications of all boundary treatments and a scheme of maintenance, including long term design objectives. 

Reason:  As the application is outline only and to define the scope of the reserved matters in accordance with Policies DMG1 and DME3 of the Ribble Valley Core Strategy.
2. No more than 275 dwellings shall be developed on the application site edged red on the submitted Red Line Boundary Plan (OS Plan 10.192 11) and the vehicular and pedestrian accesses to the site shall be constructed in accordance with a scheme that shall have first been submitted to and agreed in writing with the Local Planning Authority in consultation with the Highways Authority.
Each site access shall be constructed to base course level prior to the first occupation of a dwelling within the relevant phase or parcel of the development served by the access and completed in accordance with a timetable to be submitted for each phase as referred to in Condition 4 of this permission.

Reason: For the avoidance of doubt and to clarify the scope of the permission in accordance with Policy DMG1 of the Ribble Valley Core Strategy.
3. Application(s) for approval of all of the outstanding reserved matters related to the consent hereby approved 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 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.  
4. Prior to the submission of any reserved matters application, a phasing scheme including the parcels which shall be the subject of separate reserved matters applications shall be submitted to and approved in writing by the Local Planning Authority.  For the avoidance of doubt the submitted information shall include anticipated commencement dates and annual delivery rates of housing for each phase or parcel of development.
Reason: To ensure the development is appropriately phased to deliver a sustainable form of development, to assist the Local Planning Authority in planning for future sustainable housing growth and assist the Local Planning Authority in the production of accurate housing trajectories in accordance with Policies DMG1, DMG2,DMI2 and Key Statements DS1, DS2 and EN3 of the Ribble Valley Core Strategy.
5. The details in respect of the submission of any reserved matters shall be in strict accordance with the design principles and parameters to be established within revised documentation which shall have first been submitted to and agreed in writing by the Local planning Authority.
Reason: To ensure the development accords with the agreed general principles in relation to design, green infrastructure and pedestrian, cycle and vehicular movement within the site in accordance with Policies DMG1, DMG3, DME1, DME2 DME3, DMI2, DMB4, DMB5 and Key Statements EN3 and EN4 of the Ribble Valley Core Strategy.
6. Applications for the approval of reserved matters shall be accompanied by full details of existing and proposed ground levels and proposed building finished floor levels (all relative to ground levels adjoining the site) including the levels of the proposed roads.
For the avoidance of doubt the submitted information shall include existing and proposed sections through the site including details of the height and scale and location of proposed housing in relation to adjacent existing development/built form (where applicable).  The development shall be carried out in strict accordance with the approved details.
Reason:  To ensure a satisfactory form of development, its visual compatibility with the defined open countryside, in the interests of visual and residential amenities and to ensure the Local planning Authority can make an accurate assessment of the potential impacts upon existing nearby residential amenity in accordance with Policy DMG1 of the Ribble Valley Core Strategy.

7. Landscape/Ecology:
To be determined following the receipt of further detailed information in relation to impacts upon protected species or species of conservation concern.  Conditions likely to relate (not exclusively) to matters of: 

· Methodology for maintenance of green networks/habitat corridors and the long term management and maintenance of ponds.
· Likely impacts as a result of the construction phase of the development and methodology/timings for mitigation and implementation of enhancement.
· Landscape management and phasing for delivery of areas of public open space (formal/informal) including Wildlife area.
8. Highways Details:

To be determined following further negotiation relating to methods for sustainable travel 

9. Foul and surface water shall be drained on separate systems.

Reason: To secure proper drainage and to manage the risk of flooding and pollution in accordance with Policies DMG1 and DME6 of the Ribble Valley Core Strategy.
10. Prior to the commencement of any development, a surface water drainage scheme, based on the hierarchy of drainage options in the National Planning Practice Guidance with evidence of an assessment of the site conditions shall be submitted to and approved in writing by the Local Planning Authority.

The surface water drainage scheme must be in accordance with the Non-Statutory Technical Standards for Sustainable Drainage Systems (March 2015) or any subsequent replacement national standards and unless otherwise agreed in writing by the Local Planning Authority, no surface water shall discharge to the public sewerage system either directly or indirectly. The development shall be completed in accordance with the approved details.

Reason: To promote sustainable development, secure proper drainage and to manage the risk of flooding and pollution. This condition is imposed in light of policies within the NPPF and NPPG and in accordance with Policies DMG1 and DME6 of the Ribble Valley Core Strategy.

11. Further Sustainable Drainage Details:

To be determined following response from the Local Lead Flood Authority

12. 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 provisions to be made for building dependent species of conservation concern, artificial bird nesting boxes and artificial bat roosting sites have been submitted to, and approved in writing by the Local Planning Authority. 

For the avoidance of doubt the details shall be submitted on a dwelling/building dependent bird/bat species site plan and include details of plot numbers and the numbers of artificial bird nesting boxes and artificial bat roosting site per individual building/dwelling and type. The details shall also identify the actual wall and roof elevations into which the above provisions shall be incorporated.  

The artificial bird/bat boxes shall be incorporated into those individual dwellings during the construction of those individual dwellings identified on the submitted plan and be made available for use before each such dwelling is occupied and thereafter retained.  The development shall be carried out in strict accordance with the approved details.

Reason: In the interests of biodiversity and to enhance nesting/roosting opportunities for species of conservation concern and to reduce the impact of development in accordance with Policies DMG1, DME3 and Key Statement EN4 of the Ribble Valley Core Strategy.

13. Applications for the approval of reserved matters shall be accompanied by elevational and locational details including the height and appearance of all boundary treatments, fencing, walling, retaining wall structures and gates to be erected within the development.
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.
14. No development shall take place within a phase (pursuant to condition 4 of this consent) until a Construction Method Statement for the relevant phase 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.

BACKGROUND PAPERS   
https://www.ribblevalley.gov.uk/site/scripts/planx_details.php?appNumber=3%2F2016%2F0974
