RECOMMENDATION FOR PLANNING AND DEVELOPMENT COMMITTEE

APPROVAL
DATE:


7 February 2019


REF:
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CHECKED BY: 
APPLICATION REF: 
3/2018/0181
GRID REF: SD 373905 442207
DEVELOPMENT DESCRIPTION:

RESERVED MATTERS APPLICATION FOR APPEARANCE, LANDSCAPING, LAYOUT AND SCALE FOLLOWING OUTLINE PLANNING PERMISSION 3/2014/0597 FOR UP TO 275 NEW DWELLINGS AND ACCESS.  LAND OFF WADDINGTON ROAD CLITHEROE BB7 2JD
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CONSULTEE RESPONSES/ REPRESENTATIONS MADE:

CLITHEROE TOWN COUNCIL:

No representations received.
ENVIRONMENT DIRECTORATE (COUNTY SURVEYOR):

The Highways Development Control Section have made a number of observations in respect of the proposed development, a number of which have been addressed through the receipt of revised information.  
A further expedited consultation with the Highways authority is currently being undertaken following the receipt of further amended details.
LAAS (LANCASHIRE ARCHAEOLOGICAL ADVISORY SERVICE):
The site of the proposed development was subject to a scheme of archaeological investigation by ARS Ltd in 2014 and it was concluded that the site had no significant archaeological potential as such no further archaeological work is considered necessary.
UNITED UTILITIES:
No response received in respect of the application.
LLFA:
The LLFA is currently unable to provide a substantive response as insufficient information has been submitted with this application.  The LLFA requires the following in order to enable the LLFA to provide a substantive response:

· An indicative site drainage strategy, including: 
· Preliminary sustainable drainage proposals and locations
· Existing and/or proposed sewers, drains and watercourses
· Surface water outfall locations

The LLFA further recognises that details of the surface water drainage scheme are required to be to be provided at a later stage as imposed under the requirements of condition 9 of the outline planning permission.  However the LLFA consider that they need to be in receipt of an indicative surface water drainage strategy, at this stage, in order to assess and comment on the suitability of the proposed site layout.

ENVIRONMENT AGENCY:
No response received in respect of the application.
ELECTRICITY NORTH WEST:
We have considered the above planning application submitted on 13/03/2018 and find it could have an impact on our infrastructure.
The development is shown to be adjacent to or affect Electricity North West operational land or electricity distribution assets.  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.  If planning permission is granted the applicant should verify such details by contacting Electricity North West.

The applicant should be advised that great care should be taken at all times to protect both the electrical apparatus and any personnel working in its vicinity.
ADDITIONAL REPRESENTATIONS:

Thirty-two letters of representation have been received objecting to the proposal on the following grounds:
· Insufficient information at the time of consultation
· Loss of privacy by virtue of elevated direct overlooking

· Drainage issues

· The proposed design is unimaginative and fails to respond to the character of Clitheroe

· Loss of view

· Proposal lacks architectural merit

· Presence of private infrastructure within the field to be developed

· Increase in traffic problems

· Inadequate open space

· Loss of habitat and impact upon ecology/biodiversity

· Inadequate infrastructure within the town to deal with additional housing

· Noise and disturbance during construction

· Inaccurate information submitted with application

· Inadequate buffers/offset distances

· Kirkmoor access inadequate and problematic 

· Proposed design fails to take account of inspectors report

Members will note that a number of representations state that the proposed development contradicts the previous inspectors report and subsequent recommendations.  It is important to clarify at this stage, whilst the inspectors report (3/2012/0913) remains a material consideration, the current application is a reserved matters application pursuant to the outline consent 3/2014/0597 granted by the authority on the 6th of March 2015.
1.
Site Description and Surrounding Area
1.1 The application relates to an area of land located towards the western extents of the main core of the settlement of Clitheroe.  The site is currently a committed housing site (DS1 allocation), benefitting from an extant consent for the erection of up to 275 dwellings.  
1.2 The site is bounded to the north by Waddington Road and properties fronting Brungerley Avenue, to the east by properties fronting Berkeley Square and Mayfair Close and to the south by Kirkmoor Close and Back Commons.  The application site is approximately 9.2 Hectares in size, being greenfield in nature. 
2.
Proposed Development for which consent is sought
2.1
Reserved Matters consent is sought for the erection of 208 dwellings located off Waddington Road Clitheroe.  Consent is sought for matters relating to appearance, landscaping, layout and scale.
2.2
The submitted details propose that primary and sole vehicular access will be provided off of Waddington Road with additional pedestrian/cycle access points being provided off Back Commons/ Kirkmoor Road.

2.3
It is proposed that the majority of the proposed dwellings will be two-storeys in height with twenty 2.5 storey dwellings being proposed in key locations and a grouping of seven bungalows being proposed at the south-eastern extents of the site orientated around a private dedicated parking court.  The affordable housing provision on site meets with the 30% requirement housing provision as required by Key Statement H3.
3.
Relevant Planning History


3/2014/0597:


Outline application for up to 275 new dwellings and access.  All other matters reserved.  (Approved)

3/2014/0526:

Screening Opinion for proposed planning application at land off Waddington Road Clitheroe.  (EIA not required)


3/2012/0913:

Outline application for a residential development and a creche.  (Refused – appeal dismissed) 
4.
Relevant Policies

Ribble Valley Core Strategy


Key Statement DS1 – Development Strategy
Key Statement DS2 – Presumption in Favour of Sustainable Development

Key Statement DMI2 – Transport Considerations

Key Statement EN4 – Biodiversity and Geodiversity

Key Statement H2 – Housing Balance

Key Statement H3 – Affordable Housing

Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations

Policy DMG3 – Transport and Mobility

Policy DME3 – Site and Species Conservation

Policy DMB4 – Open Space Provision

National Planning Policy Framework (NPPF)

National Planning Practice Guidance (NPPG)

5.
Assessment of Proposed Development
5.1
Principle of Development:

5.1.1
The principle of the development of the site for residential purposes (upper quantum 275 dwellings) has already been established as acceptable through the granting of outline consent 3/2014/0597.  As such, notwithstanding other development management considerations, the principle of the application need not be assessed for potential conflict with the development strategy for the borough.
5.2
Impact upon Residential Amenity:
5.2.1
The proposal site has a direct interface with the rear curtilages of residential properties fronting Brungerley Avenue, Berkeley Square, Mayfair Close and Kirkmoor Close.  The proposed layout has been amended to ensure that back to back interface distances of 21m are maintained, and in some cases exceeded, between existing and proposed dwellings.  
5.2.2
A number of proposed dwellings have been re-orientated so that they benefit from a perpendicular relationship with existing dwellings, in these cases the proposed side elevation to existing rear elevation interface distances are approximately 13m measured from existing ground floor rear elevation and approximately 17m measured from existing first floor rear elevation.
5.2.3
Taking into account the aforementioned spatial relationships and interface distances it is not considered that the proposal will have any undue negative impact upon existing or future residential amenity by virtue of an over-bearing impact, loss of light or direct loss of privacy.  
5.3
Matters of Design/Visual Amenity:
5.3.1
The proposal has been subject to extensive pre-application negotiation and extensive engagement during the course of the determination of the application to ensure the development will contribute to and enhance the character, appearance and visual amenities of the area. 
5.3.2
Fundamental revisions have been undertaken in respect of the proposed layout which has resulted in a significant reduction in the number of dwellings originally proposed at reserved matters stage (notwithstanding the outline consent for up to 275 dwellings) from that of 241 dwellings to that of 208 dwellings.  The resultant reduction in the quantum of development has allowed the proposal to more accurately reflect and respond positively to the inherent pattern and densities of development commonly found within Clitheroe and the immediate surrounding area.
5.3.3
The submitted details propose that primary and sole vehicular access will be provided off Waddington Road with a singular internal spine road serving a number of cul-de-sac and private drive arrangements.  The main body of the development is fragmented into smaller development parcels accommodating built-form, with green infrastructure both bounding and dividing a number of these parcels. 

5.3.4
The existing route of the public right of way (FP 20) that runs east to west through the site will largely be respected albeit with the route being formalised through the provision of a formal footway.

5.3.5
Following engagement and negotiation with officers the proposal now benefits from the inclusion of a 10m wide landscaped green-buffer around the majority of the periphery of the site.  To ensure the proposals compliance with Policy DMB4, which requires development proposal to provide adequate usable open space that is multi-functional and designed to encourage walking and cycling opportunities, officers have suggested that the green-buffer also accommodate a circular network of walking routes and the inclusion of scattered trim-trail equipment to complement the aforementioned pedestrian routes.  
5.3.6
In adopting this approach the authority considers that the resultant development, in concert with further/existing development, will result in the creation of a wider networks of informal usable green-spaces that encourage ‘naturalistic play’ for a range of demographic groups in-lieu of more formalised children-only play areas.  Significant areas of informal usable green-space are also provided within the main body of the development, particularly adjacent the route of the public right of way.
5.3.7
It is also proposed that a number of pedestrian interfaces with Back Commons will be provided at the south eastern extents of the site, these will ensure the  developments connectivity with public right of way FP 18 which subsequently adjoins FP19 that runs south west to north east adjacent the northern extents of site.
5.3.8
Following officer concerns and engagement, the applicant has been receptive to the adaptation of standard house-types to enable the development to better reflect the local vernacular and semi-rural character of the site.  As a result the materials palette has been limited to that of solely reconstituted stone and render, with the dwellings also now employing additional window, kneeler, quoin and chimney detailing.
5.3.9
Having regard to the secured amendments it is considered that the proposal will result in a development of an appropriate scale, layout and external appearance that will aid in contributing to and enhancing the visual amenities and character of the area.
5.4
Highway Safety and Accessibility:
5.4.1
The Highway Development Control section have made observations during the course of the application relating to the internal highways arrangement of the proposal.  These observations have resulted in the submission of amended details to take into account and mitigate original concerns relating to the internal highways arrangement and the ability for vehicles to adequately manoeuvre.
5.4.2
Members will note that the original outline consent included the provision of a dedicated pedestrian and emergency vehicle/bus-link at the southern extents of the site located off of Kirkmoor Road/Back Commons.  As part of the current application LCC highways have confirmed that the dedicated vehicular access for public transport/emergency vehicles is no longer required.  
5.4.3
As such the southern vehicular access has been removed from the application, however members will note that a shared pedestrian/cycleway has been retained in this location to ensure permeability and adequate connectivity for residents of the development and wider community.
5.5
Landscape/Ecology:
5.5.1
Revised detailed landscaping proposals are currently being prepared by the applicant to reflect amendments that have been undertaken in respect of the overall layout of the development.  As such it is requested that a condition is imposed requesting further details. However if this is secured before determination at Committee it would be necessary to amend the condition..
5.5.2
Notwithstanding the above, interim landscaping details indicate significant tree and shrub planting not only within the peripheral green-margin but also within and adjacent proposed open space within the main body of the proposal.  Following officer negotiation, native hedging and the use of green-screens are also proposed to lessen the appearance of boundary treatments that directly front the public realm or areas of open space.

5.5.3
Areas of tree planting/landscaping have also been introduced in selected locations to mitigate and minimise the impact of the development upon existing neighbouring occupiers/receptors.  Integral to the landscape mitigation is a five metre landscaped buffer strip the north-eastern extents of the site adjacent the properties that front Brungerley Avenue.  It is proposed that the landscaped margin will fall outside of private residential curtilage and be managed and maintained by a third party.  It is additionally proposed that a significant concentration of tree planting will be introduced at the south-eastern extents of the site adjacent Albion House to once again mitigate/minimise the impacts of the development.
5.5.4
Given the presence of significant linear landscape features adjacent and within the site, including well established hedgerow, it is considered likely that the site is utilised for foraging/feeding of bats/birds and potentially nesting/roosting.  As a result, a condition will be imposed requiring the proposal to provide provision for building-integral nesting/roosting opportunities for bats/birds.  This will not only assist in mitigating the impact of the development upon existing species population, but also allow for provisions to be brought forward to accommodate increases in local bat/bird population in compliance with Key Statement EN4 which requires a net enhancement in biodiversity.
5.5.5
Taking account of the interim landscaping details and the overall approach that has been adopted to inform the overall green-infrastructure strategy, it is considered that the proposal provides adequate areas of usable open space and subject to the receipt of further acceptable detailed landscaping proposals, consider that the proposal will result in an overall net enhancement in biodiversity.
5.6
Flood Risk and Drainage:
5.6.1
The Lead Local Flood Authority have stated that they are currently unable to provide a substantive response as insufficient information has been submitted in support of the application.  However members will note that condition 9 of the outline consent requires the submission of such details prior to the commencement of development, not at reserved matters stage. 

5.6.2
In this respect the LLFA recognises that details of the surface water drainage scheme are to be provided by the applicant as required by condition 9 of the outline planning permission.  However, the LLFA considers that they still need to be in receipt of an indicative surface water drainage strategy to assess and comment on the suitability of the proposed site layout.

5.6.3
In respect of the above matters, given the existence of a pre-imposed condition at outline stage, the authority considers it unreasonable and untenable to insist that such details be submitted at reserved matters stage.  Notwithstanding this matter, the authority has requested that the applicant explore providing such information.  

5.6.4
However, should the applicant be unable to provide the indicative drainage strategy within an adequate timeframe or refuse to provide such information at this stage, the authority considers that adequate controls are in place that would require such details to be submitted at a later stage in any case.
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 represents an appropriate form of development of an appropriate scale that responds positively to the inherent character of the area.
6.2
For the reasons outlined above the proposed development is considered to be in broad accordance with the aims and objectives of the adopted development plan and do not consider that there are any material overriding reasons that would warrant the refusal to grant planning permission.
RECOMMENDATION: That the application be approved subject to the following conditions:
Timings and Commencement
1.
Unless explicitly required by condition within this consent, the development hereby permitted shall be carried out in complete accordance with the proposals as detailed on drawings:
DWH063/PL01: Planning Layout including Boundary Treatments A1 1:500 P8

DWH063/CL01: Coloured Planning Layout A1 1:500 P8

DWH063/ML01: Materials Layout Plan A1 1:500 A

DWH063/SS01: Street Scenes A0 1:100 Jan ‘19

DWH063/HT01: DWH House Type Range A3 1:100 Jan ‘19

DWH063/HT01: Barratt House Type Range A3 1:100 Jan ‘19

DWH063/DAS: Design & Access Statement (DAS) A3 NTS -

DWH063:12: Site Section and Suds Basin A0 1:100 -

DWH155/ 001: Main Drainage Schematic A0 1:500 E

FRA V2.0

2018-046: ERAP Ecology Report A4 NTS -

TEP AIA March ‘18

1110-LOC: Site Location Plan A1 1:1250 -

15930 1 of 4 Rev B: Landscape proposals

15930 2 of 4 Rev B: Landscape proposals

15930 3 of 4 Rev B: Landscape proposals

15930 4 of 4 Rev B: Landscape proposals

REASON:  For the avoidance of doubt since and to clarify which plans are relevant to the consent hereby approved.
Matters of Design
2.
Precise specifications or samples of all external surfaces, including surfacing materials including details of the glazing and windows/door framing of the development hereby approved shall have been submitted to and approved by the Local Planning Authority before their use in the proposed development.
REASON:  In order that the Local Planning Authority may ensure that the detailed design of the proposal is appropriate to the locality.
3.
Notwithstanding the submitted details, elevational details including the alignment, height and appearance of all boundary treatments, fencing, walling, retaining wall structures and gates to be erected within the development shall have been submitted to and approved by the Local Planning Authority prior to their installation.  
For the avoidance of doubt the submitted details shall also 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 (including those within residential curtilages) to encourage terrestrial species movement.  
The development shall be carried out in strict accordance with the approved details.  The agreed wildlife corridors/gaps shall be retained in perpetuity and thereafter remain free from obstructions which would preclude their use by wildlife.
REASON:  In order that the Local Planning Authority may ensure that the detailed design of the proposal is appropriate to the locality.
Landscape and Ecology
4.
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 indicate the type of provision to be provided and identify the actual wall and roof elevations into which the above provisions shall be incorporated and shall take account of the recommendations contained within the Extended Phase 1 Habitat Survey and Bat Report dated 12/04/2018 Ref: 13611e/DB.
The artificial bird/bat boxes shall be incorporated into those individual dwellings during the construction their construction 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.
5.
Notwithstanding the submitted landscaping details further  landscaping proposals shall be submitted to  and approved in writing by the Local Planning Authority before commencement of any building work on site. The scheme shall be implemented in the first planting season following occupation or use of the development and shall be maintained thereafter for a period of not less than 10 years to the satisfaction of the Local Planning Authority.  This maintenance shall include the replacement of any tree or shrub which is removed, or dies, or is seriously damaged, or becomes seriously diseased, by a species of similar size to those originally planted.  
REASON: To ensure the proposal is satisfactorily landscaped and appropriate to the locality.
6
Notwithstanding the submitted details, elevational details including the precise location of all play equipment/trim-trail equipment to be erected within the development shall have been submitted to and approved by the Local Planning Authority prior to their installation.  The development shall be carried out in strict accordance with the approved details.

REASON:  In order that the Local Planning Authority may ensure that the detailed design of the proposal is appropriate to the locality.
7.
Notwithstanding the submitted details, precise details including a long-term management plan and timings of planting of the landscape buffer margin at the north eastern extents of the site adjacent plots 29-35, 39, and 43-46 shall have been submitted to and approved by the Local Planning Authority prior to the construction of any of the aforementioned plot numbers.

For the avoidance of doubt the submitted details shall indicate that planting of this margin will commence in advance of any site preparation or construction works relating to plots 29-35, 39, and 43-46.

The development shall be carried out in strict accordance with the approved details/timings and the approved long-term management plan for the area shall be adhered to for the lifetime of the development.

Reason: To ensure the proposal is satisfactorily landscaped and appropriate to the locality and to ensure that adequate landscape mitigation is provided at an appropriate stage in development to successfully minimise the impacts of the development upon existing occupiers.
Site Details / Other Matters
8.
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 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 shall have been submitted to and approved by the Local Planning Authority.

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 the proposed housing in relation to adjacent existing development/built form (where applicable).  

The details shall clearly show the eaves and ridge heights of the proposed building/dwelling(s) relative to the eaves and ridge heights of existing neighbouring development/built form.  The development shall be carried out in strict accordance with the approved details.
REASON:  In order that the Local Planning Authority may ensure that proposed development responds appropriately to the topography of the site and is appropriate to the locality.

9.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 elevational details of the proposed pumping station and sub-station, including any associated boundary treatments, shall have been submitted to and approved by the Local Planning Authority.  The development shall be carried out in strict accordance with the approved details.
REASON:  In order that the Local Planning Authority may ensure that the detailed design of the proposal is appropriate to the locality.
Further Control Over Development
11
The garage(s) hereby approved shall be kept available for the parking of vehicles ancillary to the enjoyment of the household(s) and shall not be used for any use that would preclude the ability for their use for the parking of private motor vehicles, whether or not permitted by the provisions of the Town and Country Planning (General Permitted Development) Order 2015 or any order amending or revoking and re-enacting that order.
REASON: To ensure that adequate parking provision is retained on site that limits the visual impact of the parked motor-vehicle upon the street scene/area.
