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	JM/SK
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Approval of Reserved Matters for  a residential development of 256 dwellings, a local neighbourhood centre, access and landscaping following planning permissions 3/2016/0974. 

	Site Address/Location:
	Land west of Preston road  Longridge. 

	


	CONSULTATIONS: 
	Parish/Town Council

	The Town Council have no objection.


	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No highway concerns. 

	LAAS:

	No observation received during consideration of the RM.

 

	Environmental Agency:


	No observations received in consideration of the RM. 

	United Utilities:

	No objection subject to technical conditions.

	Lead Local Flood Authority: 


	No observations received in consideration of the RM. 



	Cadent- Gas:


	No up dated comments following lett21/2/18 which makes reference to proximity of HPGT.

	Lancashire Fire: 


	Advises that any scheme needs to meet the specific requirements under BRegs.


	CONSULTATIONS: 
	Additional Representations.

	9 letters of representation have been received from different households with 2 additional letters from the same household. Raise concern on the following grounds: 
· Object on highway safety due to access and volume of additional traffic. 
· Impact on the drainage system.
· Visual amenity; 

· Concern over potential access to Water Meadows.
· Increase in crime;

· Impact on the local environment and loss of green spaces;

· Lack of amenities for residents (shops, libraries, doctors and schools)



	

	RELEVANT POLICIES:

	Ribble Valley Core Strategy:

Key Statement DS1 – Development Strategy

Key Statement DS2 – Presumption in Favour of Sustainable Development

Key Statement EN2 – Landscape

Key Statement EN3 – Sustainable Development and Climate Change

Key Statement EN4 – Biodiversity and Geodiversity

Key Statement H1 – Housing Provision

Key Statement H2 – Housing Balance

Key Statement H3 – Affordable Housing

Key Statement DMI2 – Transport Considerations

Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations

Policy DMG3 – Transport and Mobility

Policy DME2 – Landscape and Townscape Protection

Policy DME3 – Site and Species Protection and Conservation

Policy DME5 – Renewable Energy

Policy DME6 – Water Management

Policy DMH1 – Affordable Housing Criteria

Policy DMB4 – Open Space Provision

Policy DMB5 – Footpaths and Bridleways

National Planning Policy Framework (NPPF)

National Planning Practice Guidance (NPPG)



	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Location/Address:

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 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.

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.  


	Description of Proposed Development:

This application seeks reserved matters consent (appearance, landscaping, layout and scale) for the erection of 256 dwellings and associated infrastructure including a local neighbourhood centre and landscaping pursuant to outline consent 3/2012/0630. The outline content granted permission for up to 275 dwellings. 

The submitted details propose dual vehicular and pedestrian access to the site being provided off Preston Road (B6243).  The RM is significantly in accordance with the 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.  

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.

The proposed housing mix incorporates a range of semi and detached properties and a small element of three terrace blocks.The scheme incorporates the requisite number of affordable units.
Attenuation ponds are located within the site and a main wildlife area and wetland area at the southern end of the site. The application includes a detailed landscaping scheme showing the existing trees to be retained and new tree/hedge planting throughout the site.   



	Relevant Planning History:

3/2016/0974 - Outline application for the provision of up to 275 residential units (falling within use class C3), including affordable housing,  new vehicular accesse, neighbourhood centre  , on-site landscaping, formal and informal open space. Approved


	Principle of Development:

The principle of the development on this site for residential purposes has been established as per the outline consent for up to 275 houses on this site (3/2016/0974). It has therefore been established, in principle, that the proposal is considered to be in accordance with the Development Strategy for the Borough.

The proposal has been subject to extensive and detailed negotiation during the course of this reserved matters application with additional landscaping details andmanagement plan now part of this application..

Given the current application seeks reserved matters consent pursuant to outline consent, the matters of assessment relate largely to technical and detailed matters, specifically the external appearance of the dwelling/streetscape, the proposed landscaping scheme, the layout of the proposed development, the scale of the dwellings and any impact upon the amenities of existing/future residents and the amenities of the area in general which are all addressed below.



	Visual Amenity/External Appearance:

 Layout

The proposed residential estate would be predominately served via two access points to be created off Preston Road and these new access roads then branch off into residential streets/cul-de-sacs to serve the dwellings. Whilst the majority of dwellings would be accessed directly from these roads, some would be accessed via separate private roads serving a small number of properties. All roads would be complete with adjoining footways and cycle ways to provide pedestrian access around the site. 

 The predominant house types are detached dwellings and semi detached dwelling with some areas punctuated with blocks of 3 terraced units.  

Scale

The scale of the development proposed is two storey. The adjacent residential area to the north is of a similar scale. I consider that the scale and size of the dwellings proposed would reflect the existing characteristics of the vicinity.

Appearance:

The proposed development consists of  different house types/designs across the site and each design is considered to be acceptable and in keeping with the surrounding area. There is now a range of different materials and a range of different detailing in the buildings such as gable bays and porch variations to break up the mass and offer a different architectural language. 
Landscaping: 
The submitted application includes detailed landscape proposals for the whole of the site, including trees to be retained and new to be planted throughout the site, both within private gardens and public areas. The Countryside Officer is satisfied with the level of tree planting proposed as part of this development, as well as the species mix. 

The landscaping plans show that significant planting and along the site boundary.

The extent of the proposed landscaping, particularly within the streetscape and on the boundaries, will aid in the proposal responding to the site context, provide significant mitigation in respect of visual impact of the development and aid in contributing to overall biodiversity enhancement. 



	Impact Upon Residential Amenity:

All dwellings within the application site meet the Council’s recommended separation distances of 21m between principal elevations and 13m between principal and secondary elevations (in the majority of cases the dwellings achieve greater distances than these recommendations). As such the future occupants would be provided with an acceptable level of residential amenity. 

With regard to existing neighbouring residents I am satisfied that the scheme has been designed to avoid any significant impact on the adjacent residential amenities given the distance between the dwellings as well as the landscape buffer. 
In view of the above it is considered that the proposal shares an acceptable relationship with neighbouring residential properties. 



	Access and Highways:

The Highway Officer has raised no objection to the application. 

In respect of the objections raised on highways grounds, the objections all relate to issues that were considered as part of the outline application, such as the increase in vehicle movements as a result of the development, the impact upon the surrounding highway network and the creation of the three new access points. 

	Ecology/trees: 

As detailed above the application is accompanied by a detailed landscape plan showing the trees to be retained and new planting throughout the site. The Countryside Officer is satisfied with the detail submitted. 


	Other issues: 

Some objectors have raised concerns in respect of drainage on the site, however these issues were considered and conditioned as part of the outline consent. As part of the reserved matters application the LPA has consulted United Utilities (UU), the Environment Agency (EA) and the Lead Local Flood Authority (LLFA) and either raised no objections or not commented. 
Objections have been raised in respect of the lack of amenities to serve the proposed residents (school places,  doctors etc…) however the principle of the development has been established on this site for a residential development of up to 275 units and these matters cannot be revisited at reserved matters stage. 


	Conclusion:

Having regard to the relationship between the proposed development and the immediate context, the proposed scheme is considered to be acceptable and would not be detrimental to the amenities of existing or future occupiers or the visual amenities of the area.

Subject to appropriate conditions, the proposed development is therefore considered to be in accordance with the aims, objectives and requirements of the NPPF and the Council’s adopted Core Strategy. 

 

	RECOMMENDATION:
	That conditional planning permission be granted


