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CONSULTEE RESPONSES/ REPRESENTATIONS MADE:

PARISH COUNCIL:
Clitheroe Town Council wishes to object to the application on the following grounds: 

There are queries regarding the traffic assessment undertaken as it is believed that the applicant’s traffic assessment is flawed in assuming that the site is sustainable.  Para 2.1.1 claims that the site is approximately 1 km to the town centre; it is 1.5 km from the site entrance to the junction of Parson Lane and Station Road, which could reasonably be described as the outer edge of the town centre, a 50% difference.

The transport assessment for planning application 3/2012/1092 by the same applicant to the adjoining half developed site admitted in its traffic assessment in para 6.10.12 that, in the peak pm hour, that the Henthorn Road/Thorn St/Eshton Terrace junction will operate in excess of its capacity.  The Town Council believes the application should be refused on these grounds alone.
ENVIRONMENT DIRECTORATE (COUNTY SURVEYOR):

The Highways Development Control Section has raised no objection to the proposal subject to the imposition of conditions but have offered a number of observations which are best summarised as follows:
· The additional 24 dwellings will result in the junction with the existing development and Henthorn Road experiencing 18.5% more traffic than originally anticipated.

· The additional 24 dwellings will not have a significant impact upon the adjacent or immediate highway network, however should further development come forward it may be considered that Henthorn Road may reach capacity in its ability to handle further vehicular movements.
· The Highways section will require a footway around all estate roads, this will be discussed at the relevant detailed reserved matters stage.
· A financial contribution (to be agreed) will be required to cover contributions towards supplementary road safety measures and factors to increase the sustainability of the site.

ENVIRONMENT AGENCY
The Environment Agency has no objection in principle to the proposed development subject to the inclusion of a condition which requires that the development to be carried out in accordance with the submitted  Flood Risk Assessment (FRA) 3886/FRA/Final/v1.0/2017-07-27 and the following mitigation measures detailed within the FRA:

· All development to be located in Flood Zone 1.

· Finished floor levels are set no lower than 0.15 m above existing ground level.

· An 8 m undeveloped buffer strip will be provided from the top of bank of Pendleton Brook.  No development, such as new dwellings, private gardens and fences, will be located within this 8 m easement.

LOCAL LEAD FLOOD AUTHORITY (LLFA)
Following the submission of revised information the Local Lead Flood Authority have withdrawn their objection to the proposal subject to the imposition of conditions relating to surface water drainage and the requirement to submit a Surface Water Lifetime Management and Maintenance Plan.
UNITED UTILITIES:

United Utilities have no objection to the proposal subject to the imposition of conditions relating to foul and surface water drainage.
LCC CONTRIBUTIONS:

Based upon the latest assessment, taking into account all approved applications, LCC will be seeking a contribution for 4 secondary school places.  However, LCC will not be seeking a contribution for primary school places.

Calculated at the current rates, this would result in a claim of:

Secondary places:

(£18,469 x 0.97) x BCIS All-in Tender Price (287 / 240) (Q1-2017/Q4-2008)

= £21,423.27 per place

£21,423.27 x 4 places = £85,693.08
Members will note that given the application is made in outline, LCC have assessed the viability of this development by assuming 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.  The methodology for calculation will be enshrined within the S106 Agreement for the site with a recalculation made following the approval of Reserved Matters when accurate bedroom information becomes available.
NETWORK RAIL
No representations received in respect of the application.
ADDITIONAL REPRESENTATIONS:

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

· Impacts upon wildlife
· Increase in traffic on Henthorn Road

· Impact upon trees

· Change in character of the Public Right of Way

· Flooding and drainage of existing land

· Ewer outlet in close proximity to the site

· The highways network in the area is at capacity

1.
Site Description and Surrounding Area
1.1
The application relates to a greenfield area of land 1.37 Hectares in size.  The site is located adjacent the south western extents of Kemple View.  The site is located within the defined open countryside, outside but directly adjacent the settlement boundary of Clitheroe as defined within the Regulation 22 Draft Proposals Map.
1.2
The site is bounded to the north by an existing development that is currently under construction with the site being bounded to the north east by land that currently accommodates stables and a paddock area.  Members will note that the aforementioned land also benefits from an extant consent for the erection of 3 dwellings.  Located to the south of the site is Pendleton Brook, with the Clitheroe Railway Viaduct being located to the southeast.
1.3
The southern portion of the application site includes the Public Right of Way Footpath17.  The topographic characteristics of the site are typified by a slight decrease in levels towards the western and southern extents.  A Number of trees line the northern boundary of the site with the remainder of the land being classed as semi-improved grassland.
2.
Proposed Development for which consent is sought
2.1
Outline consent (Matters of access) is sought for the erection of 24 (reduced from 25) dwellings and associated infrastructure on land to rear of 115 Kemple View, Clitheroe.  The submitted details propose that the primary vehicular and pedestrian access to the site will be via the adjacent housing development to the north which is currently under construction (Application Ref: 3/2015/0446).
2.2
The submitted indicative layout proposes that the vehicular and pedestrian access to the site will adjoin the southern extents of the highway associated with the development to the north forming an extension to it.  The proposed layout branches both east and west off the primary access forming two cul-de-sac arrangements that accommodate private drive areas and a residents parking court.
2.3
Two points of pedestrian connection to the adjacent Public Right of Way are also provided, one being within the main body of the development to the east and the other at the western extents adjacent a proposed attenuation pond and area of informal public open space.

2.4
The submitted details propose that 30% of the housing to be provided on site will be affordable in accordance with Policy H3 of the adopted Core Strategy.
3.
Relevant Planning History


3/2013/0711 (Adjacent Site)

Outline application for residential development of up to 140 units with primary access off Henthorn Road with all other matters reserved.  (Approved)

3/2014/0461 (Adjacent Site)

Outline application for three dwellings, access and parking.  (Approved)

3/2015/0097 (Adjacent Site)


Discharge of condition 4 (Phasing Plan) and 8 (Design Code) of planning consent 3/2013/0711.  (Approved)


3/2015/0446 (Adjacent Site)

Reserved matters for residential development of 130 dwellings, including associated infrastructure, open space provision and landscaping.  (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 EN4 – Biodiversity and Geodiversity


Key Statement DMI2 – Transport Considerations


Policy DMB4 – Open Space Provision


Policy DMB5 – Footpaths and Bridleways


Policy DME1 – Protecting Trees and Woodland


Policy DME2 – landscape and Townscape Protection


Policy DME3 – Site and Species Protection and Conservation


Policy DME6 – Water Management


Policy DMG1 – General Considerations


Policy DMG2 – Strategic Considerations


Policy DMG3 – Transport and Mobility

Policy DMH1 – Affordable Housing Criteria

Policy DMH3 – Dwellings in the Open Countryside


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 Defined Settlement Boundary for Clitheroe.  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. 

5.1.2
A fundamental component of Key Statement DS1 is to guide the majority of new housing development towards the principal settlements within the Borough, in this respect the application, notwithstanding other Development Management considerations, clearly conforms with the overall locational requirements of DS1.

5.1.3
The latest formal published housing monitoring position (April 2017) the Local Authority has a 5.73 year supply of housing, with the outstanding residual housing need for the settlement of Clitheroe, at the time of writing this report, having been exceeded by 60 dwellings.  Furthermore, applications totalling a further 96 units within Clitheroe were deferred and delegated for approval (subject to the signing of appropriate legal agreements) at the Planning and Development Committee meeting of the 26th of October.

5.1.4
Notwithstanding this matter, the residual housing numbers are no more than a minimum target to be met to achieve sustainable housing growth within the Borough.  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.  

5.1.5
Members will be aware of the Governments recently published consultation proposals entitled ‘Planning for the right homes in the right places’.  Which seeks, amongst other matters, views in respect of setting a standard methodology for calculating housing need across authorities.  Within this consultation an indicative assessment of housing need for the Borough, based on the proposed revised methodology (from 2016 to 2026) indicates a need for 172 dwellings per year, a reduction of 108 units from the currently adopted figure of 280.  

5.1.6
However, it is imperative to note that this document is currently at consultation stage and as such can be afforded very little weight in the determination of applications and at this stage, does not form a material consideration.  This matter has recently been clarified in a recent appeal decision (APP/X1355/W/16/3165490), Bellway vs Durham 2017.  In respect of the status of the consultation the Inspector concluded that the consultation document and methodology carries ‘little formal weight at this time.  There is no certainty that the standard methodology suggested in the consultation document will be formally adopted, in due course – with or without amendment.’

5.1.7
It is therefore accepted that the proposal would result in a level of additional oversupply when measured against the objectively assessed outstanding residual housing need for Clitheroe.  However it is not considered that the degree of additional oversupply, as a result of the proposal, would result in any significant or measurable harm to the Development Strategy for the Borough.
5.1.8
Turning to other locational matters, the proposal site is located within what is currently considered to be designated open countryside.  As such Policy  DMH3 is therefore envoked, the criterion of Policy DMH3 seeks to resist new housing within the open countryside unless they are to meet an identified local need or other specific criteria, in this respect the Councils Planning Policy team have offered the following observations.

The site is outside but adjacent to the settlement boundary, shown on the draft Proposals Map which accompanies the HED DPD in an area of open countryside.  Development in such a location should comply with the provisions of DS1 and DMG2 of the adopted Core Strategy.  This would limit development those specified at DMG2.  


In addition, DMH3 sets out the limitations on residential development in the open countryside.  The submitted application relates to market housing, with an element of affordable.  DMG2 and DMH3 make no provision for this type of development in the open countryside.  

The starting point is that in principle, the proposed residential development is contrary to DS1, DMG2 and DMH3 of the adopted Core Strategy.


Housing land supply


In considering the Housing Supply issue it is clear that there is no objection from a strategic point of view.  The Council’s latest published position is that there was a 5.73 year supply as at 31st March 2017.  It also shows that out of a requirement of 1280 dwellings which the Core Strategy directs to Clitheroe (excluding Standen) in the plan period (table 4.12 and Appendix 2 of the Core Strategy) 593 had been constructed and 743 had extant permission so the total of 1280 is exceeded by 56n (at the time of writing).  Thus there is no imperative on housing land supply alone for the development to be permitted.  The development of a further 25 dwellings would increase the total to 81 (at the time of writing) i.e. the Core Strategy requirement is exceeded by about 6.3%.


The council’s latest position postdates that referred to in the planning support statement which accompanies the application.  Furthermore, the Council does not concur with the applicant’s view that there is not a five year supply.


Considerations


There are a number of related planning policy considerations which are considered relevant:

1. Whilst the HED DPD has reached an advanced stage and the weight that can be afforded to it in that respect is considerable, a representation in relation to this particular site was made at the Reg 19 Publication stage which sought to include it in settlement boundary.  This will be considered as part of the examination and the outcome cannot be pre-empted at this point although in general the Council is not seeking to make further allocations in Clitheroe to meet outstanding housing requirements.  

2. The site is adjacent to the settlement boundary of Clitheroe, a principle settlement within the adopted development strategy of the Core Strategy.  It is the largest settlement in the borough offering a wide range of goods and services.  Although planning permission on the adjoining site (Pendleton Grange) was granted under a different policy context (i.e. prior to the adoption of the Core Strategy and when a lack of five year supply prevailed, the site was considered to be in a sustainable location on the edge of Clitheroe.

3. The application site is physically adjacent to the residential site under construction (Pendleton Grange) and would form an extension to it (note for info: it is not within the definition of rounding off as per the glossary to the Core Strategy).  It is also adjacent to a stable block and paddock (which has extant outline pp for 3 dwellings) on its northern side and the railway line on the eastern side.  Open countryside lies to the south and south west.  I am of the view the proposed development would form a limited expansion of the settlement, is well related to it (and the adjoining development site) and appropriate in scale to it.  In advance of the settlement boundaries in the vicinity being finalised as part of the HED DPD process, the proposed development is in accordance with the spatial principles of DMG2. 

4. The development is of a scale that would deliver an element of affordable housing in accordance with Key Statement H3 of the adopted Core Strategy. 

5. I do not consider that up to 25 additional houses, amounting to an excess of 6.3% above the Core Strategy requirement for Clitheroe would in itself be harmful to the adopted development plan strategy. 


Notwithstanding that in general, the site can be considered a sustainable location (subject to detailed consideration of the three strands of sustainable development), it is adjacent to the draft settlement boundary and current development site, and that the housing requirements are considered a minimum, these do not provide a basis to grant permission for an unlimited number of dwellings; each proposal must be considered on its own merits.  Nor is the existence of a five year supply a reason in itself in this instance to refuse permission.  Taking into account the specific considerations of this site at this point in time, I consider that on balance the proposal is acceptable in principle, subject to the consideration of detailed Development Management criteria.

5.1.9
Taking into account the above matters and all material considerations, in particular the locational aspect of the proposal, its proximity to adjacent development, the sustainable location of the site and the five year housing land supply position it is considered that the principle of the development of the land for residential purposes, notwithstanding the identified conflicts with DMH3 of the Adopted Core Strategy, is considered acceptable.

5.2
Impact upon Residential Amenity:
5.2.1
As the application is made in outline with matters of layout and appearance being reserved for consideration at a later date no definitive assessment can be made in respect of the potential impacts upon residential amenity resultant from the proposal.  Notwithstanding this matter the Local Planning Authority consider it is appropriate to give due consideration to potential conflicts or issues that may arise as a result of the indicative layout proposed.
5.2.2
The proposal site is bounded to the north and north east by two recently consented proposals for housing, one of which is currently under construction.  The approved reserved matters layout of the site directly to the north (3/2015/0446) will result in a number of dwellings backing on to the application site.  In these locations the submitted illustrative layout proposes a relationship between existing and proposed dwellings with a minimum offset distance of approximately 30m measured back to back and a minimum offset distance of 21m measured from rear to side elevation.  Further to this a number of well-established trees line the northern shared boundary which will afford an additional level of privacy and screening for existing and future occupiers.
5.2.3
The site to the north east benefits from an outline consent for matters of access and layout (3/2014/0461) for the erection of three dwellings, at the time of writing this report this consent remains extant (Granted 22nd January 2015) and therefore remains a material consideration.  

5.2.4
In respect of the current proposals relationship with the adjacent extant consent the proposed dwellings in some case appear to be sited less than 10.5m from the rear shared boundary and 15m from the approved location of plot 02.  It is likely as a result, should windows be located on the north east elevation of plots 8-10 that the private amenity space of plot 2 will be excessively overlooked. 

5.2.5
It is also considered, should windows be sited on the south west elevation of approved plot 02, that plots 09 and 10 (of the current proposal) may suffer from a direct overlooking relationship at a distance of less than 21m, resulting in an unacceptable detrimental impact upon residential amenity.  
5.2.6
Whilst it is appreciated detailed matters relating to the window locations of the adjacent consent and the precise location/siting and windows locations of proposed plots 09 and 10 of the current application have yet to be clarified, the relationship at this stage does cause concern.  As a result, should such a layout be proposed at the relevant reserved matters stage, it is considered necessary that officers should seek to negate these potential conflicts either through the implementation of a revised layout and/or a bespoke window arrangement that takes account of these constraints.
5.3
Matters of Layout and Design
5.3.1
Despite the application having been in outline, with consent being sought solely for matters of access, the application has been subject to extensive negotiation in respect of the illustrative layout to establish principles that will inform any subsequent reserved matters applications.  Whilst detailed matters of the layout cannot be assessed at this stage, the submitted details (notwithstanding potential conflicts covered in points 5.2.4 – 5.2.6 above) are considered to be acceptable in terms of overall layout, density and spatial arrangements.
5.3.2
The negotiations undertaken as part of the application have extended beyond the layout of the development to that of the detailed design of the dwellings.  As a result the applicant has revised the illustrative housetypes to incorporate features and elements that are more reflect of a semi-rural vernacular.  This commitment is further reflected in revisions within the design & access statement that convey that the materials palette will be limited to that of render and facing reconstituted stone with artstone window and door surrounds.
5.4
Highway Safety and Accessibility:
5.4.1
The Highways Development Control Officer has concluded that the junction between the existing development (to which the application will adjoin) and Henthorn Road will be subject to 18.5% more traffic as a result of the proposal.  Whilst this will put additional pressure on the immediate highway network it is not considered that this will be to such a degree that will compromise its safe operation.  The Officer also recognises the pressures currently placed on Henthorn Road and considers at present the additional 18.5% traffic can be absorbed into the local network without significant detrimental impact.  However, should further development come forward that has a direct impact upon or utilises Henthorn Road as a primary access route then issues relating to capacity of the local network may arise.
5.4.2
Highways have further concluded that the applicant will have to provide a financial contribution relating to supplementary road safety measures and measures to encourage sustainable transport options.  It is considered that the contributions sought will be commensurate and proportionate to the contributions sought on the adjacent site.  At the time of writing this report no exact figure has been provided by LCC Highways and negotiations on this matter are currently underway.
5.5
Landscape/Ecology:
5.5.1
Given the application is made in outline (access only), members will note that detailed matters of landscaping cannot be considered at this stage.  However, the Local Planning Authority considers it pragmatic to ensure the overall Landscape Framework approach to the site be clearly established at this stage.  This will ensure that acceptable principles are established early in the process that will fully inform any subsequent reserved matters application(s).  Adopting such an approach also ensures that officers are afforded a broad overview of any potential visual impact of any such development and how such visual impacts can be potentially mitigated.  As such the application has been subject to extensive negotiation in relation to the overall Landscape Strategy and package of ecological/biodiversity enhancements to be brought forward as part of the development. 
5.5.2
Particular attention has been paid to the southern edge of the development and its interface with the adjacent Public Right of Way (FP-17) to ensure the user-experience of the route remains positive and that the semi-rural experience of the portion of the route that bounds the development retained.  As a result of direct engagement with the applicant it is proposed that the southern edge of the development that adjoins the PROW will benefit from significant landscaping margins consisting of ornamental planting, native shrub planting, wildflower beds and native species tree planting.  The visual impact of the southern edge of the built form has been further lessened through the use of living green-screen boundary treatments in-lieu of standard 1.8m high fencing where boundary treatments would directly front or be afforded a high level of visibility from the public realm.
5.5.3
Early concerns were raised in respect of the developments visual interface with the areas of open countryside to the west with the development originally considered to terminate in an overtly linear manner delineated by a road and footpath.  To mitigate this concern the authority suggested that the proposal incorporate additional land to solely accommodate landscape mitigation and an area of usable open space for use by residents, the wider community and users of the adjacent PROW.  
5.5.4
As a result the western extents of the development now accommodates an area of land to accommodate wildflower planting (approximately 30m x 58m), a high proportion of native tree planting and hedgerow which delineates and lessens the visual impact of the western extents of the road and footway arrangement.  It is further proposed that this area will accommodate a proposed attenuation pond to be planted with native marginal and aquatic plants and an area of informal usable open space with integral informal footpath.  Both features will further benefit from the inclusion of seating areas.  A footpath link from the main body of the development to the PROW to the south is also provided in this area to ensure adequate movement, permeability and connectivity.
5.5.5
Within the main body of the site it is proposed that green screens will be utilised in-lieu of standard boundary treatments to rear/side curtilages where they directly front or are visible from the public realm.  Further hedgerow planting will also delineate front/side gardens with complimentary native tree planting and ‘garden specimen’ tree planting also being proposed.

5.5.6
Additional ecological and biodiversity mitigation measures are to be incorporated into the development as follows:
· 4 x Open front bird nesting boxes (Building mounted)

· 4 x Woodcrete 32mm-hole bird nesting boxes (Building mounted)

· 4 x Woodcrete 26mm-hole bird nesting boxes (Building mounted)

· 3 x Woodcrete 32mm-hole bird nesting boxes (Pole mounted to western extents of site)

· 2 x Large colony bat boxes (Pole mounted to western extents of site)

· Barn Owl box to be erected on a mature retained tree located to the northern extents of the site (location to be agreed)
5.5.7
An arboricultural survey has been submitted in support of the application which identifies a number of trees and groupings within the site, particularly to the northern extents.  The survey proposes the removal of two ash trees, one being to the north of the site to enable the access point to connect to the adjacent development, with the remaining tree to be removed being located at the eastern extents of the site to facilitate the development of the area for housing.
5.5.8
Adequate tree protection measures for the remainder of the trees to be retained will be secured through the imposition of condition.

5.5.9
Taking into account the above matters it is considered that the package of compensatory measure proposed are significant and will not only offset and mitigate the impacts of the development but will also lead to an overall net enhancement in biodiversity across the site as required by Key Statement EN4 of the Adopted Core Strategy.
5.6
Affordable Housing Provision:

5.6.1
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.

5.6.2
At this stage the proposed housing mix is as follows;



Affordable:

· 3 x 3 Bedroom Dwellings

· 4 x 2 Bedroom Dwellings



Open Market

· 14 x 3 Bedroom Dwellings

· 3 x  4 bedroom Dwellings
5.6.3
In respect of the above the Local Authority’s Strategic Housing Officer has stated that ‘the affordable housing offer from the site at a mix of 2 bed bungalows and 3 bed houses is a suitable house type mix.  The tenure mix will need to include both affordable rent and affordable home ownership preferably a 3:4 provision, with a mix of both tenures for both house types’.

5.6.4
In respect of the over 55’s accommodation the S.106 agreement will further 
require that the accommodation meets the following definitions:
Bungalows accommodation solely for occupation by those over 55 years of age:

A unit of accommodation/dwelling that shall not be occupied by a person under the age of 55 years except that in circumstances of a married couple or civil partnership at least one person in the married couple or civil partnership is not less than 55 years of age.
The unit of accommodation/dwelling shall provide a principle bedroom and bathroom at ground floor, in addition to and without compromising kitchen/dining and living room provision, all of which shall be designed to meet national space standards.  The internal and external arrangements of the unit of accommodation shall accord with the specifications and requirements of category 2 housing as defined in M4(2) of Approved Document M (volume 1 2015) of The Building regulations 201 (or any subsequent revisions).

For the avoidance of doubt the ground floor accommodation shall possess the ability to be habitable without necessitating the need for access to upper floor accommodation by the user.

Non-bungalow accommodation for occupation by those aged over 55:

A unit of accommodation/dwelling that shall not be occupied by a person under the age of 55 years except that in circumstances of a married couple or civil partnership at least one person in the married couple or civil partnership is not less than 55 years of age.  The internal arrangements of the unit of accommodation/dwelling shall accord with the specifications and requirements of category 2 housing as defined in M4(2) of Approved Document M (volume 1 2015) of The Building regulations 201 (or any subsequent revisions).

5.7
Infrastructure, Services and Developer Contributions:
5.7.1
The applicant will be required to pay a contribution towards off-site leisure facilities in Clitheroe which will be subject to further negotiation.  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.

5.7.2
LCC Education have requested that a contribution be made towards 4 secondary school places totalling £85,693.08.  Members will note that this figure is based on the assumption that all units are 4 bedroom dwellings.  A reassessment based on a £21,423.27 per secondary 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.

5.8
Flood Risk and Drainage:
5.8.1
The Environment Agency and the Local Lead Flood Authority have removed their objections to the proposal following the submission of revised information relating to flood risk.  Both parties have requested that the Local Planning Authority impose conditions relating to the submitted Flood Risk Assessment, the need for a surface water drainage scheme to be submitted and the requirement to submit a Surface Water Lifetime Management and Maintenance Plan.
6.
Observations/Consideration of Matters Raised/Conclusion
6.1
Taking account of the above matters and all material considerations it is considered that the proposal is in broad accordance with the requirements of the adopted development plan and that the means of access to the site are considered acceptable.
6.2
It is further considered that the submitted details demonstrate that adequate landscape mitigation can be provided on site that will largely mitigate the visual encroachment into the defined open countryside and result in an overall enhancement in biodiversity for the site.
6.3
For the reasons outlined above the proposed development is considered to be in accordance with the main aims and objectives of the adopted development plan and do not consider that there are any significant material reasons that would warrant the refusal to grant outline consent for matters of access.
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 Committee meeting or delegated to the Director of Community Services in conjunction with the Chairperson and Vice Chairperson of Planning and Development Committee should exceptional circumstances exist beyond the period of 3 months and subject to the following conditions:
1.
No part of the development hereby permitted shall be commenced on any part of the development hereby approved 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 (where relevant) 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.  


The submitted landscape details shall take full account of the Landscape Strategy Plan (Job 2741 Dwg No: 201 Rev: F) and the mitigation and enhancement measures as contained within the submitted Phase 1 Habitat Survey (March 2017) and subsequent Ecological Addendum (Dated 12th November 2017).


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 24 dwellings shall be developed within the application site edged red on the submitted Location Plan (Drawing 17/08/L01 Revision B)


REASON: For the avoidance of doubt and to clarify the scope of the permission in accordance with keys Statement DS1 and 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.
The details in respect of the submission of any subsequent reserved matters shall be in strict accordance with the design principles, parameters and landscape strategy as set out in the following approved documentation:

· Landscape Strategy Plan: Drawing 201 Revision F

· Indicative Proposed Site Plan: Drawing 17/018/P01 Revision A

· Indicative Proposed Street Scene: Drawing 17/018/P02 Revision A

· Design & Access Statement (Revised October 2017) 


REASON: To ensure the development accords with the agreed general principles in relation to design, green infrastructure and pedestrian 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.

5.
Notwithstanding the submitted details, the height of any of the dwellings proposed in any subsequent reserved matters application(s) shall not exceed two storeys in height.


REASON: In the interests of the visual amenities and character of the area and to ensure that the proposed development remains compatible with the landscape character of the area and responds appropriately to the topography of the site so as to minimise undue visual impact in accordance with Policies DMG1 and DMG2 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, 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 Policies DMG1 and DMG2 of the Ribble Valley Core Strategy.

7.
As part of any subsequent reserved matters application relating to layout and prior to the commencement of any development, precise specifications and details of the proposed pedestrian routes/footways interface with the adjacent Public Right of Way (Footpath 17), including a scheme for the improvement of the portion of the aforementioned existing Right of Way that is within the red edge of the application site (where applicable), shall have been submitted to and approved in writing by the Local Planning Authority in partnership with Lancashire County Council.  The development shall be carried out in strict accordance with the approved details.


REASON: In the interests of the visual amenities and character of the area and to ensure that the proposed development interfaces with the adjacent Public Right of Way in a manner that will not compromise its safe operation and to secure enhancement of the existing footpath route in accordance with Policies DMG1, DMG2 and DMB5 of the Ribble Valley Core Strategy)

8.
Applications for the approval of reserved matters shall be accompanied by full details of the proposed surface water attenuation pond(s) on site.


For the avoidance of doubt the submitted information shall include existing and proposed sections through each pond including relevant existing and proposed land levels and details of all associated landscaping and boundary treatments where applicable.  The development shall be carried out in strict accordance with the approved details.


REASON:  To ensure a satisfactory form of development in the interests of visual and residential amenities and to ensure the Local planning Authority can make an accurate assessment of the details relating to matters of flood risk and sustainable drainage in accordance with Policies DMG1 and DME6 of the Ribble Valley Core Strategy.

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 strict accordance with the approved details.


REASON: To promote sustainable development, 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.

11.
The development permitted by this planning permission shall only be carried out in accordance with the approved Flood Risk Assessment (FRA) 3886/FRA/Final/v1.0/2017-07-27 and the following mitigation measures detailed within the FRA:

· All development to be located in Flood Zone 1.

· Finished floor levels are set no lower than 0.15 m above existing ground level.

· An 8 m undeveloped buffer strip will be provided from the top of bank of Pendleton Brook.  No development, such as new dwellings, private gardens and fences, will be located within this 8 m easement.


The mitigation measures shall be fully implemented prior to occupation and subsequently in accordance with the timing / phasing arrangements embodied within the scheme, or within any other period as may subsequently be agreed, in writing, by the Local Planning Authority.


REASON: To reduce the risk of flooding to the proposed development and future occupants in accordance with Policies DMG1 and DME6 of the Ribble Valley Core Strategy.

12.
As part of any subsequent reserved matters application relating to layout and prior to the commencement of any development, the following details shall be submitted to, and approved in writing by, the local planning authority, in consultation with the Lead Local Flood Authority.


Surface water drainage scheme which as a minimum shall include:

a) Information about the lifetime of the development design storm period and intensity (1 in 30 & 1 in 100 year + allowance for climate change – see EA advice https://www.gov.uk/guidance/flood-risk-assessments-climate-change-allowances), discharge rates and volumes (both pre and post development), temporary storage facilities, means of access for maintenance and easements where applicable, the methods employed to delay and control surface water discharged from the site, and the measures taken to prevent flooding and pollution of the receiving groundwater and/or surface waters, including watercourses, and details of flood levels in AOD;

b) The drainage scheme should demonstrate that surface water run-off must not exceed the existing pre-development greenfield runoff rate for the corresponding rainfall event. The scheme shall subsequently be implemented in accordance with the approved details before the development is completed.

c) Any works required on or off-site to ensure the adequate discharge of surface water without causing flooding or pollution (which should include the refurbishment or removal of any existing watercourses, culverts, headwalls or unused culverts where relevant);

d) Flood water exceedance routes, both on and off site;

e) A timetable for implementation, including phasing where applicable;

f) Site investigation and test results to confirm infiltrations rates;

g) Details of water quality controls, where applicable.


The scheme shall be fully implemented and subsequently maintained, in accordance with the timing / phasing arrangements embodied within the scheme, or within any other period 
as may subsequently be agreed, in writing, by the local planning authority.


REASON:  To prevent flooding by ensuring the satisfactory storage of/disposal of surface water from the site, to reduce the risk of flooding to the proposed development, elsewhere and to future users and to ensure that water quality is not detrimentally impacted by the development proposal in accordance with Policies DMG1 and DME6 of the Ribble Valley Core Strategy.

13.
No development shall commence until details of an appropriate management and maintenance plan for the sustainable drainage system for the lifetime of the development have been submitted which, as a minimum, shall include:
a) the arrangements for adoption by an appropriate public body or statutory undertaker, management and maintenance by a Residents’ Management Company

b) arrangements concerning appropriate funding mechanisms for its on-going maintenance of all elements of the sustainable drainage system (including mechanical components) and will include elements such as:

i.  
on-going inspections relating to performance and asset condition assessments
ii.
operation costs for regular maintenance, remedial works and irregular maintenance caused by less sustainable limited life assets or any other arrangements to secure the operation of the surface water drainage scheme throughout its lifetime;

c) Means of access for maintenance and easements where applicable.


The plan shall be implemented in accordance with the approved details prior to first occupation of any of the approved dwellings, or completion of the development, whichever is the sooner.  Thereafter the sustainable drainage system shall be managed and maintained in accordance with the approved details.


REASON: To ensure that appropriate and sufficient funding and maintenance mechanisms are put in place for the lifetime of the development, to reduce the flood risk to the development as a result of inadequate maintenance and to identify the responsible organisation/body/company/undertaker for the sustainable drainage system.

14.
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 unless and until a scheme for protective fencing for trees within and adjacent to the site, has been submitted to and approved in writing by the Local Planning Authority.  


Such fencing shall be in accordance with BS5837 (2012): ‘Trees in Relation to Construction’.  Such fencing shall be erected in its entirety prior to any other operations taking place on the site.  This fencing should not be breached or removed during development.  Furthermore within the areas so fenced the existing ground level shall be neither raised nor lowered and there shall be no development or development-related activity of any description including the deposit of spoil or the storage of materials unless expressly agreed by the Local Planning Authority.  The development shall be carried out in strict accordance with the approved details.


REASON: To protect trees/hedging of landscape and visual amenity value on and adjacent to the site or those likely to be affected by the proposed development in accordance with Key Statement EN4 and Policies DMG1 and DME1 of the Ribble Valley Core Strategy.

15.
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 proposes enhancement and/or mitigation measures contained within the submitted Phase 1 Habitat Survey (March 2017) and subsequent Ecological Addendum (Dated 12th November 2017) has been submitted to and approved in writing by the Local Planning Authority.


For the avoidance of doubt the mitigation shall include, but not be limited to the provision for bat and bird boxes (building and pole-mounted), Barn Owl Boxes (Tree Mounted), wildflower grassland and scrub-planting.


The submitted details shall include the timing and phasing for the creation/installation of enhancement/mitigation measures and a scheme for their future management and maintenance.  The submitted details shall further indicate the precise location, siting and nature of all bat/bird/owl box provision.


The agreed artificial bird/bat boxes to be building mounted shall be incorporated into their respective individual dwellings during the construction of those dwellings 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 including the timings and methodology for all installation.


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.

16.
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.

17.
Applications for the approval of reserved matters, where relevant, shall be accompanied by full details of all proposed usable public open space and associated street furnishings/play equipment.  


For the avoidance of doubt the submitted details shall include the specification and nature of all proposed surfacing, street furniture, informal/formal play equipment and details of existing and proposed land levels and all associated landscaping and boundary treatments (where applicable).  The development shall be carried out in strict accordance with the approved details unless otherwise agreed in writing by the Local Planning Authority.


REASON:  In order that the Local Planning Authority may ensure that the detailed design of the proposal is appropriate to the locality and allows for the provision of an acceptable and adequate form of usable public open space in accordance with Policies DMG1 and DMB4 of the Ribble Valley Core Strategy.

18.
Notwithstanding the submitted details, no development, including any site preparation or demolition shall commence or be undertaken on site until the new estate road/access point between the proposal site and the adjacent land to the north shall have been constructed in accordance with the Lancashire County Council Specification for Construction of Estate Roads to at least base course level.  


REASON: To ensure that satisfactory access is provided to the site before the development hereby permitted becomes operative and to ensure the safe operation of the highway during the construction phase of the development in accordance with Key Statement DMI2 and Policy DMG3 of the Ribble Valley Core Strategy.

19.
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 full engineering, drainage, street lighting and constructional details of the streets proposed for adoption by the Highway Authority have been submitted to and approved in writing by the Local Planning Authority.  The development shall be carried out in accordance with the approved details unless otherwise agreed in writing with the Local Planning Authority. 


REASON: In the interest of highway safety; to ensure a satisfactory appearance to the highways infrastructure serving the approved development; and to safeguard the visual amenities of the locality and users of the highway in accordance with Policies DMG1 and DMG3 of the Ribble Valley Core Strategy.

20.
The submission of reserved matters in respect of layout shall include details of the phasing and timings for the delivery/installation/construction of the proposed footpaths/pedestrian routes (formal and informal), public open space provision, landscaping and attenuation pond shall be submitted to and approved in writing by the Local Planning Authority.  The development shall be carried out in strict accordance with the approved details.


REASON:  To ensure that adequate usable public open space/recreational areas are delivered on an appropriately phased basis to ensure that adequate provision is provided to serve the occupants of the development in accordance with Policies DMG1, DMB4 and DMB5 of the Ribble Valley Core Strategy.

21.
No development shall take place 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%2F2017%2F0433

