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CONSULTEE RESPONSES/ REPRESENTATIONS MADE:

WHALLEY PARISH COUNCIL:

Whalley Parish Council have raised no objection to the proposed development.
ENVIRONMENT DIRECTORATE (COUNTY SURVEYOR):

The Highways Development Control Section have made a number of representations during the course of the application but have raised no objection to the proposed development subject to the imposition of conditions relating to traffic management during the construction phase of the development.  
The Highways Development Control section have also advised that the upper quantum of development to be constructed/occupied should be limited until the A671 Link Road (base course level) and signalised access are in place and available for use.
LAAS (LANCASHIRE ARCHAEOLOGICAL ADVISORY SERVICE)
LAAS have confirmed they have no objection to the proposal subject to the imposition of conditions requiring that a phased scheme of archaeological works be submitted prior to the commencement of development.
UNITED UTILITIES

No objection subject to the imposition of conditions relating to the following matters:

· Details of the means of ensuring the water mains that are laid within the site boundary are protected from damage as a result of the development.
· The drainage for the development hereby approved, shall be carried out in accordance with principles set out in the submitted Foul & Surface Water Drainage details

LLFA

The Lead Local Flood Authority have raised no objection to the proposal subject to the imposition of conditions requiring the submission of a further Surface Water Drainage Scheme and a Construction Phase Surface Water Management Plan.
ENVIRONMENT AGENCY

The Environment Agency have no objection to the proposal and advise that as a small part 
of the application site to the west is located within Flood Zone 3 and Flood Zone 2 on the Environment Agency Flood Map for Planning that a Flood Risk Assessment should have been submitted but defer to the Lead Local Flood Authority (Lancashire County Council), as the lead statutory consultee for major developments with surface water flooding impacts.

LCC CONTRIBUTIONS

LCC Contributions (education) have offered the following assessment in respect of the developments impact upon educational provision within the catchment area of the development.
Primary Places

Latest projections for the local primary schools show there to be a shortfall of 74 places in 5 years' time.  These projections take into account the current numbers of pupils in the schools, the expected take up of pupils in future years based on the local births, the expected levels of inward and outward migration based upon what is already occurring in the schools and the housing development within the local 5 year Housing Land Supply document (or equivalent), which already have planning permission.

With an expected yield of 33 places from this development the shortfall would increase to 107.  Therefore, we would be seeking a contribution from the developer in respect of the full pupil yield of this development, i.e. 33 places.
Secondary Places

Latest projections for the local secondary schools show there to be a shortfall of 35 places in 5 years' time.  These projections take into account the current numbers of pupils in the schools, the expected take up of pupils in future years based on the local births, the expected levels of inward and outward migration based upon what is already occurring in the schools and the housing development within the local 5 year Housing Land Supply document, which already have planning permission.

With an expected yield of 16 places from this development the shortfall would increase to 51.  Therefore, we would be seeking a contribution from the developer in respect of the full pupil yield of this development, i.e. 16 places.

Based upon the latest methodology, this results in a request for educational contributions as follows:

Primary Places: £15,753.31 x 33 places = £519,859.23

Secondary Places:  £23,737.28 x 16 places = £379,796.48

ADDITIONAL REPRESENTATIONS:

Twenty seven letters of representation have been received objecting to the proposal on the following grounds:
· Increased flood risk

· Increase in housing numbers

· Increase in traffic

· Loss of privacy

· Loss of habitat

· Highways at capacity within the local area

· Density of the development is too high

· Overbearing impact
· Design of the dwellings is not in keeping with the area

1.
Site Description and Surrounding Area
1.1 The application relates to a 10.28 Ha area of land located to the eastern extents of Whalley, being located within the draft settlement boundary.  The northern extents of the site is bounded by Oakhill College and associated playing fields.  The site also extends in a southerly direction incorporating an area of land that is bounded by Woodlands Park and Sydney Avenue.
1.2 Leading from Brookes Lane is a public right of way which extends in a south easterly direction towards Spring Wood that dissects the site.  Part of Spring Wood – a designated County Biological Heritage Site and Ancient Woodland abuts the eastern boundary of the application site alongside the A671.  

1.3 TPO No 1 1957 covers trees throughout the site with the Haweswater Aqueduct running northwest/southeast through site from Hayhurst Road to Spring Wood.  There is a pumping station located at the south eastern corner of the site.  Whilst outside the application site, there is a reserved access corridor across the site between the facility and Brookes Lane.  The site is green field in nature and benefits from variations in topography with the northern extents of the site rising west to east from Springwood Drive/Fountain Way to the eastern boundary with the A671.
2.
Proposed Development for which consent is sought
2.1
Full consent is sought for the erection of 188 dwellings including the formation of a signalised junction access point off the A671, access off Springwood Drive/Fountain Crescent and the provision of affordable/over 55’s housing and associated green infrastructure 
2.2
The submitted details propose that the development will consist of two distinct development parcels, both of which are physically separated by a central linear park with a north to south link road providing pedestrian and vehicular interconnectivity between the parcels.  Integral to the proposal is the provision of a link-road that will connect Springwood Drive to the A671 through the creation of a new access point and signalised junction.
2.3
Public open space provision will be provided centrally within the site in the form of a linear park with further areas of usable open space being provided at the north-eastern extents of the site.  It is proposed that the areas of open space will accommodate the provision of play/trim-trail equipment including a network of pedestrian/cycleway routes.

3.
Relevant Planning History


3/2013/0137 - 
A residential mixed use development comprising up to 260 dwellings (C3), a primary school (D1), a new vehicular link between Clitheroe Road and the A671 including creation of a new junction both onto the A671 and Clitheroe Road, car parking, open space and associated landscaping.  (Approved)

3/2014/0043 - 
Phase 1 reserved matters application (appearance, landscaping, layout, scale) for the erection of 54 dwellings pursuant to outline planning permission 3/2013/0137.  (Approved)

3/2015/0385 - Revised proposal for the surface water attenuation pond following groundwater monitoring, previously approved under outline planning permission 3/2013/0137.  (Refused – Appeal Allowed)


3/2015/0489 - 
Reserved Matters application following outline approval 3/2013/0137.  Erection of 160 two, three, four and five- bedroom dwellings including the provision of 48 affordable dwellings.  (Approved)


3/2016/0064 - 
Two surface water attenuation balancing ponds pursuant to outline planning permission 3/2013/0137.  (Refused)


3/2016/0066 -
One surface water attenuation balancing pond pursuant to outline planning permission 3/2013/0137.  (Approved)


3/2016/0276 - 
Erection of a surface water attenuation balancing pond pursuant to discharge of condition 17 of outline application 3/2013/0137.  (Withdrawn)


3/2017/0026 - 
Minor amendment to the location of revised Pond A as approved under planning permission 3/2016/0066 relating to the discharge of condition 17 of outline planning permission 3/2013/0137.  (Approved)


Members will also note that in addition to the above referenced applications there are a significant number of associated discharge of condition applications which have been omitted for clarity.
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 EN2 – Landscape

Key Statement EN4 – Biodiversity and Geodiversity

Key Statement EN5 – Heritage Assets
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 DME4 – Protecting Heritage Assets

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 application site currently benefits from both an extant outline consent (3/2013/0137) and a subsequent extant reserved matters consent (3/2015/0489).  The time period for within which any further reserved matters, pursuant to the outline consent can be submitted, has now since expired and as such the current application is made in full. 

5.1.2
Members will note that the portion of site to which the current application relates has been historically referred to as phase 2 of the development as approved under 3/2013/0137 which in total afforded consent for the development of up to 260 dwellings across the entirety of the site (including phase 1).  

5.1.3
Following the granting of the above referenced outline consent, a subsequent reserved matters application (3/2014/0043), pursuant to the outline approval, for the erection of 54 dwellings was approved (Phase 1).  Following the granting of this consent a further and final reserved matters consent for phase 2 was approved (3/2015/0489) for the erection of 160 dwellings.  
5.1.4
The current application, albeit a full application and not a reserved matters consent pursuant to outline consent 3/2013/0137, proposes the erection of 188 dwellings.  As such, taking into account the quantum of development already constructed on site as part of phase 1 (54 dwellings), approval of this proposal would result in the erection of a total 242 dwellings across to the entirety of the site.  In this respect the cumulative level of development would still be below the upper limit of 260 dwellings as approved under the umbrella of the outline consent.
5.1.5
Notwithstanding the above matters, the site remains a Committed Housing Site (DS1 designation), therefore the principle of the development of the site for residential purposes remains acceptable.  As such it is not considered that the principle of the development therefore need be assessed for conflict with the adopted development strategy for the borough.
5.2
Impact upon Residential Amenity:
5.2.1
The proposal site has a direct relationship and interface with a number of existing dwellings within the vicinity.  The southern development parcel is bounded to the south by properties that front Sydney Avenue and to the west by properties fronting Woodlands Park, with the northern development parcel directly interfacing with Springwood Drive and Fountain Way/Deer Park Crescent.
5.2.2
A number of representations have been received in respect of the application raising concerns in respect of the proximity of the proposed dwellings to existing properties.  A number of these representations make reference to the loss of a landscape buffer, secured at outline planning stage, associated with the southern development parcel that provided an additional offset margin between the proposed development and those properties fronting Woodlands Park including 17, 19 and 21 Sydney Avenue.

5.2.3
However, members will note that the current application is made in full and is not pursuant to the aforementioned outline consent.  In this respect there are no mechanisms available whereby the previously approved buffer could be reasonably secured regardless of it having been integral to previous unrelated consents.

5.2.4
Notwithstanding the above matter, the Local Planning Authority has sought to minimise and negate the impact of the southern development parcel upon existing adjacent occupiers through negotiation and engagement with the applicant.  As a result, revised details have been submitted that result in the southern development parcel benefitting from following off-set and interface distances with existing dwellings:
· Interface distances ranging between 21.5m to 25.6m between proposed dwellings and those located to the east that front Woodlands Park.  These distances are inclusive of offset distances ranging from 10.5m to 12m measured from the proposed dwellings to the rear boundaries of the existing properties, with this offset margin also including a landscaped buffer zone.
· Interface distances ranging between 28.8m and 31m between proposed dwellings and those located to the south that front Sydney Avenue.  These distances are inclusive of offset distances ranging from 10.5m to approximately 14.5m measured from the proposed dwellings to the rear boundaries of the existing properties. 

5.2.5
Members will note that the majority of the proposed dwellings that will have a direct relationship with the properties located on Woodlands Park are to be bungalow house-types which will further limit and mitigate their impact upon existing residential receptors by virtue of their reduced height.  In addition, the Local Planning Authority has secured a 3m landscaped buffer margin to the rear of numbers 31-38 Woodlands Park to provide an increased notion of privacy and degree of separation from proposed rear garden areas.  It is proposed that this landscaped margin will be privately maintained by a third party management company given it does not fall within private residential curtilage. 
5.2.6
In respect of the properties that front Sydney Avenue to the south, there are clear and significant variations in land-levels between existing development and that which is proposed.  The site conditions are such that the topography of the proposal site, where it is proposed that dwellings are to be located, is higher than the levels associated with the residential curtilages of the neighbouring existing dwellings.  Taking into account the variations in topography, the authority has secured increased off-set distances between properties that range between 28.8m and 31m to mitigate the potentially unsympathetic relationship resultant from the elevated nature of the proposed dwellings and to mitigate any loss of privacy that may be resultant from direct overlooking from an elevated position. 
5.2.7
The majority of the proposed dwellings located in the northern development parcel largely follow the inherent building lines established by already built development, acting as a continuation of the existing frontage of properties fronting Springwood Drive and those off Fountain Way/Deer Park Crescent.  As a result it is not considered that these relationships will result in any detrimental impact upon existing or future residential amenities.
5.2.8
A number of the proposed dwellings also have a direct relationship with the existing dwellings located off the northernmost cul-de-sac of Deer Park Crescent.  However the proposed dwellings in this area are orientated in a manner that protects the residential amenities of both existing and future occupiers through the use of oblique relationships, with adequate offset distances also being employed.  
5.2.9
In respect of the configuration and layout of the main body of the proposed development itself, a number of amendments have been secured in respect of ensuring that adequate spatial offset distances are provided between each of the proposed dwellings.

5.2.10
As a result and taking into account the aforementioned spatial relationships and interface distances, it is not considered that the proposal will have any undue detrimental or 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.  As such there have been a number of amendments proposed to not only the proposed housing but also in respect of revisions to the public realm and usable open space elements of the proposal.
5.3.2
It is proposed that the dwellings will be brought forward in a multitude of forms including detached, semi-detached and terrace forms.  The proposed dwellings are predominantly two-stories in height save that for 10 single-storey bungalows.
5.3.3
Negotiation during the course of the application has resulted in amendments to the overall elevational language of the proposed dwellings.  As a result the proposed dwellings now employ variations in elevational arrangements to ensure the development, when read as a whole, does not appear overtly homogenous or mono-cultural.  
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 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 to allow for the ability for vehicles to adequately manoeuvre within the site.
5.4.2
Integral to the proposal is a link road to the A671 which runs east to west through the site, whereby it directly interfaces with the Springwood Drive.  It is proposed that a signalised access will be formed off the A671 Whalley Bypass to allow for use not only by residents of the proposed development but also the wider community of Whalley.
5.4.3
Significant work has been undertaken to ensure that appropriate trigger-points for the phasing and delivery of the A671 link-road are established.  As such and taking account of the quantum of development proposed, it is considered imperative to ensure that vehicular movements associated with the construction of the development do not have detrimental impacts upon the safe operation of the wider highways networks within Whalley.  
5.4.4
In this respect, the Local Planning Authority, in conjunction with the Highways development Control section have agreed that no more than five dwellings (including associated footways/highway) shall be constructed or any further works (with the exception of the formation of the estate spine road and associated works to facilitate the permanent access off A671) shall be commenced until a temporary signalised access for construction traffic off the A671 Whalley Bypass is in operation and the new estate spine road between the A671 and Springwood Road has been constructed to at least base course level.
5.4.5
A further supplementary trigger point has been established to ensure the timely delivery of the permanent signalised access.  In this respect a further condition will be imposed which stipulates that no more than 20 units (inclusive of the 5 dwellings referenced above)  shall be constructed and occupied until the permanent signalised site access on the A671 has been constructed and is fully operational.
5.4.6
Further to the above and following the completion of the limited works associated with the construction of the 5 dwellings, it will be requirement, imposed via condition, that no vehicles associated with any further construction or site preparation shall access the site via Springwood Drive or Fountain Way.  

5.4.7
It has also been agreed that a condition will be imposed that will require the applicant to submit a Traffic Management Statement/Plan.  It will be required that the submitted information will provide details for a management plan that will include provisions to ensure access/egress via Springwood Drive/Fountain Way be maintained for future residents of the development for the duration of the construction phase.  
5.4.8
Further to the above, a Traffic management Statement/Plan will also be required to be submitted and it will be required that the statement include precise details as to what measures will be put in place to preclude access/egress to Springwood Drive/Fountain Way by construction vehicles.  It is considered likely that this will be in the form of a temporary site hoarding that will be relocated on phased basis, or as dwellings reach completion or are occupied.  This will effectively separate those parts of the site that are habitable from those that are under construction. 
5.4.9
LCC Highways have also requested that financial contributions towards necessary off-site highways works be secured within the s106 agreement as follows: 
· Improvements to zebra crossing £15,000 to supplement existing contributions to convert the existing crossing to a puffin crossing

· De-cluttering of unnecessary signing and lining £30,000


This will result in a contribution of £45,000 which will be enshrined within the s106 agreement and will be payable upon the occupation of the 26th dwelling/unit.
5.5
Landscape/Ecology:
5.5.1
The application is accompanied by an Ecological Appraisal which identifies that the proposal is not expected to result in any significant adverse impacts upon habitats for protected species.  However the report identifies that a damaged pedunculate oak tree onsite offers moderate bat roosting potential.  As such, further surveys to identify the presence or likely absence of these species will be required prior to any works being undertaken on the tree or any other works within 5m of the tree.  Should the need for further survey work be triggered it is recommended that two-nocturnal survey be undertaken to determine the presence/ likely absence or roosting bats and the requirement for any mitigation.  The report further recommends that such surveys should be undertaken between May-August (inclusive), with at least two weeks between survey visits.
5.5.2
Given the presence of significant linear landscape features adjacent and within the site, including well established hedgerow/woodland, 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 and roosting opportunities for bats and 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. 

5.5.3
Further to the requirement to provide integral provision for bats and birds, conditions will also be imposed that will require all boundary treatments to include suitably sized gaps at ground level to allow for the creation of wildlife corridors and allow for wider wildlife movement and connectivity, not only within the site, but also with the wider area.
5.5.4
At the early stages in the determination of the application it was established that the proposal should play an overall role in the enhance of the central linear country park which has already been partially established through the construction of phase 1 of the previous outline consent.  As such, negotiation has secured an extensive network of footpath/cycleways within the main body of the site, with peripheral routes also being provided to enable access to areas of open land to the eastern extents of the site.

5.5.5
The submitted details now propose that cycleways/footways will directly interface with the existing public right of way that runs east to west through the site.  It is further proposed that a number of cycleways will not only be integral to the highway construction but that also a number of routes will be provided throughout the central and eastern areas of usable public open space.  In addition to these routes, negotiation has secured the extensive provision of trim-trail and play-equipment which will be intermittently located throughout the routes.  The equipment will also be complimented by pockets of mixed landscaping/tree-planting to counter the potentially linear appearance of the route upon the landscape and allow for a varied user experience for walkers and cyclists.
5.5.6
Conditions will be imposed that will require a phasing plan for the delivery of the usable open space to be submitted prior to the commencement of development.  This will ensure that adequate usable space is brought forward in an appropriate phased manner to serve occupiers/residents of the development and the wider community.
5.6
Affordable Housing Provision:

5.6.1
The submitted details propose a housing mix which is in compliance with Key Statement H3 in respect of affordable housing provision.  Members will recall that Key Statement H3 requires that 30% of the proposed housing provision should be affordable and that 15% of the overall number of dwellings on site should be for occupation by those over 55 years of age with half of this provision being provided within the affordable element, with the remainder being provided on an open market basis.
5.6.2 The submitted housing mix proposes the provision of 29 affordable rent units and 28 shared ownership.  The affordable rent element of the proposal will include the provision of 8 dwellings for those aged 55 or over, with the shared ownership element also providing 8 dwellings for those aged 55 or over, equating to 16 affordable units for those aged over 55 (8.5% of overall housing provision).  The remainder of the over 55’s housing provision will be open market with 12 units being provided (6.4% of overall housing provision).
5.6.3 The over 55’s housing provision will be provided as follows:


Shared Ownership:

2 x 2 Bedroom two-storey dwellings

4 x 3 Bedroom two-storey dwellings

2 x 2 Bedroom bungalows

Affordable Rent:

2 x 3 Bedroom two-storey dwellings

1 x 2 Bedroom two-storey dwelling

4 x 2 Bedroom single level apartments

1 x 1 Bedroom single level apartment

Open Market:


2 x 3 Bedroom two-storey dwellings

2 x 2 Bedroom two-storey dwellings


8 x 2 Bedroom bungalows

5.6.4 Further to the above, the applicant has stated that they may provide in excess of the required 30% affordable provision.  However only 30% will be subject to controls imposed via the s106 agreement.  Any provision over and above the 30% will therefore be free of local connection eligibility criteria.
5.7
Infrastructure, Services and Developer Contributions:

5.7.1
The developer will be required to make an educational contribution of £899,655.71 towards primary and secondary school, places within the catchment area of the proposal.  The amount payable has been calculated by LCC education as follows:


Primary places: 


(£12,257 x 0.97) x BCIS All-in Tender Price (318 / 240) (Q1-2018/Q4-2008)


= £15,753.31 per place


£15,753.31 x 33 places = £519,859.23

Secondary places:


(£18,469 x 0.97) x BCIS All-in Tender Price (318 / 240) (Q1-2018/Q4-2008)


= £23,737.28 per place


£23,737.28 x 16 places = £379,796.48

5.7.2
In respect of the expenditure of the requested monies, LCC Contributions have have offered the following context: 


Following an initial scoping exercise of the local schools it has been determined that Lancashire County Council intend to use the primary education contribution to provide additional primary places at Barrow Primary School and St Mary's Roman Catholic Primary School.  This is the closest primary school to the development that has space to accommodate an expansion.
It has also been determined that Lancashire County Council intend to use the secondary education contribution to provide additional secondary places at St Augustine's Roman Catholic High School. This is the closest secondary school to the development that has space to accommodate an expansion.


Whilst the County Council have confirmed its intention to deliver projects at Barrow Primary School, St Mary's Roman Catholic Primary School and St Augustine's Roman Catholic High School it should be noted that this would be subject to the following:

· Willingness of school governing body to expand
· Suitability of site
· Planning permission & compliance with Section 77 of the Schools Standards and Framework Act 1998 and Schedule 1 to the Academies Act 2010.

· Consultation with local schools and the community

· Parental preference at the time that the places are required

· School standards at the time that the places are required

· Availability of other funding streams

5.7.3
To ensure that the request for a contribution towards educational provision remains compliant with the requirements of the Community Infrastructure Levy regulations LCC Education have confirmed the following:

· There are 0 secured Section 106 pooled or proposed expenditure projects against Barrow Primary School and St Mary's Roman Catholic Primary School within the district.

· There are 2 secured Section 106 pooled (3/2017/0433, 3/2017/0573) against St Augustine's Roman Catholic High School within the district.  However, please note that the secondary school has not been proposed as an expenditure project in relation to applications within the district.

5.7.4
Members will recall that the original outline consent (3/2013/0137) included an area of land to be set aside for the potential provision of a school.  However, the trigger point established as part of the previous legal agreement stated that the reservation period of the land, for a period of 5 years, would only be engaged prior to the occupation of 131 dwellings on site.  With the reservation period being defined as a period of 5 years from the date the precise location and boundaries of the Primary School Land are confirmed and agreed by the Owner and County Council.  

5.7.5
In relation to the above, members should therefore be aware that the granting of this consent will preclude the ability for the trigger point to be reached given the current application is not pursuant to the outline consent to which the legal agreement was integral to.  
5.7.6
Furthermore, given the area of land that was previously intended to accommodate the school does not fall within the remit of this application, there are no mechanisms available by which such triggers could be established or imposed to ensure the area of land could now be reserved as such.

5.7.7
Notwithstanding the above, the Local planning Authority is aware that there is no likely reasonable prospect of phase 2 of the outline consent being brought forward, largely due to the expiration of the timeframe within which any further reserved matters can be submitted, as such it is unlikely the trigger point would be reached in any case.  Further to this, LCC Contributions have confirmed that the forecast undertaken and contribution requested takes account of the likelihood that the school site will not be brought forward or delivered.  As such, the contribution requested fully mitigates the impacts of the development on a standalone basis without the need for the school land being made available.
5.7.8
In respect of the above LCC Education have provided further context, stating that  ‘On review of the latest pupil project data and the current housing assessment position we would like to confirm the position in relation to this development.  Whilst an Education contribution requirement is necessary to mitigate the development impact, a school site is no longer required solely from the impact of this development.  We can confirm that the impact of this development on school places is expected to be addressed by the provision of additional places at existing schools.  In addition, we acknowledge that the s106 trigger relating to the school land attached to the original outline application cannot be delivered due to this new application coming forward in the place of the Phase 2 RM under the original application.’
5.7.9
In addition to the educational contribution the applicant will be required to make a contribution towards leisure/play facilities within Whalley.  The contribution sought is 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 proposed housing mix on site is as follows:
· 2 x 1 bedroom dwellings

· 57 x 2 bedroom dwellings

· 80 x 3 bedroom dwellings

· 42 x 4 bedroom dwellings

· 7 x 5 bedroom dwellings
This results in a financial contribution of approximately £99,752.31.  The trigger point for such payment will be subject to further negotiation and will be secured within the S106 agreement.

5.8
Flood Risk and Drainage:
5.8.1
The Lead Local Flood Authority and United Utilities have stated that they have no objection to the proposal subject to the imposition of conditions which requires the submission of further drainage details/information prior to commencement.
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 in a location that is in accordance with the locational aspirations of the development strategy for the borough in respect of the location of new housing. 

6.2
It is if further considered that the proposed development is in compliance with the requirements of the adopted development plan in respect of affordable/over 55’s housing provision and the provision of usable open space.
6.6
For this reason and all other reasons outlined above, the 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 DEFERRED and DELEGATED to the Director of Economic Development and Planning 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 Economic Development and Planning 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:
Timings and Commencement

1.
The development hereby approved must be begun not later than the expiration of 18 months beginning with the date of this permission.

REASON:  Required to be imposed by Section 51 of the Planning and Compulsory Purchase Act 2004.

2.
Unless explicitly required by condition within this consent, the development hereby permitted shall be carried out in complete accordance with the proposals as detailed within the following documentation/drawings:

· Location Plan 2001 Rev: B
· Existing Site Plan 2005 Rev: B
· Proposed Site Plan (GF Plans) AA7403 2010 Rev: D
· Proposed Unit Mix Plan (Roof Plans) AA7403 2011 Rev: R
· Proposed Material Locations AA7403 2012 Rev: D
· Proposed Surface Treatment Layout AA7403 2013 Rev: D
· Proposed Boundary Treatments AA7403 2014 Rev: C
· Proposed Boundary Layout AA7403 2015 Rev: C
· Proposed Street Scenes (Sheet 1) AA7403 2020 Rev: D
· Proposed Street Scenes (Sheet 2) AA7403 2021 Rev: D
· Proposed Street Scenes (Sheet 3) AA7403 2022 Rev: E
· Existing and Proposed Sections 01 AA7403 2030 Rev: C
· Existing and Proposed Sections 02 AA7403 2031 Rev: A
· House Type A 2050 Rev: J
· House Type B 2051 Rev: J
· House Type C 2052 Rev: J
· House Type D 2053 Rev: J
· House Type F 2055 Rev: J
· House Type G 2056 Rev: J
· House Type H 2057 Rev: J
· House Type J 2059 Rev: J
· House Type K 2060 Rev: H
· House Type L 2061 Rev: H
· Apartment Type M 2064 Rev: G
· Apartment Type N 2065 Rev: G
· Garage Types 2066 Rev: B

· PROW Interface with Proposed Paths AA7403 SK16
· Green Infrastructure Plan AA7403 L1100 Rev: K

· Sales Area AA7403 SK17

· Proposed Landscape Buffer AA7403 SK12 Rev: A

· Kompan NRO810 – Wobble Bridge

· Kompan NRO821 – Balance Posts with Rope

· Kompan NRO827 – Balance Beam on Springs

· Kompan NRO834 –Tree Climber

· Kompan NRO865 – Agility Trail 6

· Kompan FSW20100 – Parallel Bars

· Kompan FSW20200 – Dip Bench

· Kompan FSW20400 – Decline Bench

· Kompan FSW20501 – Wide Overhead Ladder
· Kompan FSW20600 – Incline Press

· Kompan FSW20700 – Multi Net

· Kompan FSW20900 – Push Up Bars

· Kompan FSW21001 – Triple Parallel Bars High

· Kompan FSW20800 – Pull Up Station

· Butterfly BX/HMP/350003

· Dragonfly BX/HMP/350007

· Tree and hedgerow Survey August 2018 18-0886.02
· Ecological Appraisal September 2018 18-0886.02

· Travel Plan – October 2018

· Transport Statement – October 2018

· Geophysical Survey August 2018

· Geo-Environmental Risk Assessment July 2018

· Geo-Environmental Assessment September 2018

· Air Quality Assessment October 2018
REASON:  For the avoidance of doubt as the proposal was the subject of agreed design improvements and/or amendments and to clarify which plans are relevant to the consent hereby approved.

Matters of Design

3.
Notwithstanding the submitted details, details or specifications of all materials to be used on the external surfaces of the development hereby approved shall have been submitted to and approved by the Local Planning Authority before their use in the proposed development.  The approved materials shall be implemented within the development in strict accordance with the approved details.

REASON:  In order that the Local Planning Authority may ensure that the materials to be used are appropriate to the locality and respond positively to the inherent character of the area.

4.
Notwithstanding the submitted details, details of the alignment, height, and appearance of all boundary treatments, fencing, walling, retaining wall structures and gates to be erected within the development shall have been submitted to and approved in writing by the Local Planning Authority prior to their installation.

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.  The agreed wildlife corridors/gaps shall be retained in perpetuity and thereafter remain free from obstructions which would preclude their use by wildlife.

REASON:  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 upon protected and non-protected species through the inclusion of measures to retain and enhance habitat connectivity for species of importance or conservation concern.

Landscape and Ecology

5.
Notwithstanding the submitted details, no development, including any site preparation, demolition, scrub/hedgerow clearance or tree works/removal shall commence or be undertaken on site until full details of the timings and phasing of the equipping of the public open space provision, play areas and delivery of the trim-trail/cycle-ways has been submitted to and approved in writing by the Local Planning Authority.  

For the avoidance of doubt the submitted details shall provide the details of the numbers of dwellings, within a phase, to be constructed/occupied prior to each area of usable public open space becoming fully equipped/available for use.  The provision and equipping of such areas shall thereafter be carried out in strict accordance with the approved details including the agreed timetable for implementation.

REASON:  To ensure the adequate provision for public open space and play areas is brought forward in an appropriate phased manner to serve occupiers/residents of the development and wider community.

6.
The landscaping proposals hereby approved shall be implemented in the first planting season following occupation or use of the development, whether in whole or part and shall be maintained thereafter for a period of not less than 10 years to the satisfaction of the Local Planning Authority.  

This maintenance shall include the replacement of any tree or shrub which is removed, or dies, or is seriously damaged, or becomes seriously diseased, by a species of similar size to those originally planted.  All trees/hedgerow shown as being retained within the approved details shall be retained as such in perpetuity.

REASON: To ensure the proposal is satisfactorily landscaped and trees/hedgerow of landscape/visual amenity value are retained as part of the development.

7.
Prior to the construction of any of the dwellings(s) hereby approved, details of the provisions to be made for building dependent species of conservation concern, artificial bird nesting boxes and artificial bat roosting sites shall have been submitted to, and approved in writing by the Local Planning Authority. 

For the avoidance of doubt the details shall identify the nature and type of the nesting boxes/artificial roosting sites and the locations(s) or wall and roof elevations into which the above provisions shall be incorporated.

The development shall be carried out in strict accordance with the approved details and the artificial bird/bat boxes shall be incorporated into the dwelling(s) during the construction stage of the development and be made available for use prior to their first occupation and thereafter retained.  

REASON: In the interests of biodiversity and to enhance nesting/roosting opportunities for species of conservation concern and to minimise/mitigate the potential impacts upon protected species resultant from the development

8.
During the construction period, all trees as shown to be retained within the submitted Tree and hedgerow Survey Report (August 2018 18-0886.02) shall be protected in accordance with British Standard BS 5837 (2012) or any subsequent amendment to the British Standard.

All protective fencing shall be in accordance with BS5837 (2012): ‘Trees in Relation to Construction’ and be erected in its entirety prior to any other operations taking place on the site.  The agreed tree protection shall remain in place and be maintained for the duration of the construction phase of the development.  For the avoidance of doubt no vehicle, plant, temporary building  or materials, including raising and or, lowering of ground levels, shall be allowed within the protection areas(s) specified.

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 hereby approved.

9.
No removal of vegetation including trees or hedges shall be undertaken within the nesting bird season (1st March – 31st August inclusive) unless a pre-clearance check on the day of removal, by a licenced ecologist, confirms the absence of nesting birds.  A letter from the ecologist confirming the absence of nesting birds shall be submitted to the Council within one month of the pre-clearance check being undertaken.  

REASON:  To ensure that there are no adverse effects on the favourable conservation status of birds, to protect the bird population and species of importance or conservation concern from the potential impacts of the development.

10.
Notwithstanding the submitted details, precise details including a long-term management plan and timings of planting of the landscape buffer margin to the west of plots 143-150 (Proposed Unit Mix Plan AA7403 2011 Rev: R) shall have been submitted to and approved by the Local Planning Authority prior to the construction of any of the aforementioned plot numbers.

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 neighbouring occupiers.

11.
No works to or within 5m of the tree identified as having bat roosting potential (Figure 5  - Ecological Appraisal September 2018)  shall be undertaken unless further surveys are undertaken, as specified in section 6.0 of the aforementioned report, have first been submitted to and agreed in writing by the Local Planning Authority.

For the avoidance of doubt, the submitted details shall also specify the requirement for any mitigation (where applicable) and provide precise details, including timings/methodology for the implementation of any required mitigation.  The development, including mitigation measures, shall be carried in strict accordance with the approved details and agreed methodologies/timings.

REASON: In the interests of biodiversity and to enhance nesting/roosting opportunities for species of conservation concern and to minimise/mitigate the potential impacts upon protected species resultant from the development

Highways

12.
Notwithstanding the submitted details, no development, including any site preparation, demolition, scrub/hedgerow clearance or tree works/removal shall commence or be undertaken on site until a Residential and Construction Traffic Management Statement/Plan has been submitted to and agreed in writing by the Local Planning Authority.

For the avoidance of doubt, the statement/plan will detail that other than for residents and following the completion of the extents works as shown on drawing AA7403 SK17, there shall be no direct vehicular access for construction or contractor traffic between the site and Springwood Drive or Fountain Way.  The submitted details shall include provisions to ensure appropriate traffic management and how such provisions will remain in place, on a phased basis, for the duration of the construction phase of the development.  The development shall be carried out in strict accordance with the approved details.


REASON: To limit the number of access points to the highway network and mitigate the potential negative impacts of construction traffic upon the safe operation of the immediate highway network within Whalley. 

13.
No other works other than those (including the construction of 5 dwellings) indicated as ‘sales area’ on drawing AA7403 SK17 shall be commenced (with the exception of the formation of the estate spine road/A671 link-road and associated works to facilitate the permanent access off A671) until a temporary signalised access for construction traffic off the A671 Whalley Bypass is in operation and the new estate spine road/link-road has been constructed to at least base course level in accordance with a scheme that shall have first been submitted to and agreed in writing by the Local Planning Authority.

REASON: To enable all construction traffic to enter and leave the site in a safe manner without causing a hazard to other road users or being of detriment to the safe operation of the immediate highways network.

14.
No more than 20 units (inclusive of the 5 dwellings/show homes as shown on drawing AA7403 SK17) shall be constructed and occupied until the permanent signalised site access on the A671 has been constructed and is fully operational. 

REASON: In the interests of the continued safe operation of the immediate highway during the construction phase of the development.

15.
Following the completion of all works (including the construction of 5 dwellings) as indicated as ‘sales area’ on drawing AA7403 SK17, no construction or contractor traffic shall enter or leave the site via Springwood Drive or Fountain Way.

REASON: In the interests of the continued safe operation of the immediate highway during the construction phase of the development

16.
Prior to first occupation of any of the dwellings hereby approved, a Travel Plan shall be submitted to, and approved in writing by, the Local Planning Authority in consultation with the Highway Authority. 

The Travel Plan shall be implemented within the timescales set out in the approved details and will be audited and updated at intervals not greater than 18 months to ensure that the approved Plan is carried out, the details of which shall be submitted to and agreed by the Local Planning Authority within 2 months of the audit.

REASON: To promote and provide access to sustainable transport options.

17.
No development shall take place until a Construction Method Statement has been submitted to and approved in writing by the local planning authority.  For the avoidance of doubt the submitted information shall provide precise details of:

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

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

C.
The siting and locations of all site cabins

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

E.
The siting and locations of security hoarding 

F.
The siting 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).

G.
The timings/frequencies of mechanical sweeping of the adjacent roads/highway

H.
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)

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

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

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

L.
Contact details for the site manager(s)

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

REASON: In the interests of protecting residential amenity from noise and disturbance and to ensure the safe operation of the Highway for the duration of the construction phase of the development.

Flooding and Drainage

18.
No development shall commence until final details of the design, based on sustainable drainage principles, and implementation of an appropriate surface water sustainable drainage scheme have been submitted to and approved in writing by the Local Planning Authority.  Those details shall include, as a minimum:

a)
Information about the lifetime of the development, design storm period and intensity, temporary surface water storage facilities, details of the methods employed to delay and control surface water discharged from the site, details of any 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 strategy should demonstrate that post development surface water run-off from the application site will not exceed a maximum rate of 57.7 L/s. The scheme shall subsequently be implemented in accordance with the approved details before the development is completed;

c)
A site layout plan showing flood water exceedance routes, both on and off site;

d)
A timetable for implementation, including phasing as applicable;

e)
Details of water quality controls, where applicable.

f)
Details of an appropriate management and maintenance plan for the surface water drainage scheme for the lifetime of the development. This should also include details regarding the future management and maintenance of any ordinary watercourses located within or adjacent to the application site.

The scheme 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 drainage system and ordinary watercourses shall be retained, managed and maintained in accordance with the approved details.

REASON:  To ensure that the proposed development can be adequately drained, to ensure that there is no flood risk on or off the site resulting from the proposed development, to ensure that water quality is not detrimentally impacted by the development proposal and to ensure that appropriate maintenance mechanisms are put in place for the lifetime of the development.

19.
No development shall commence until details of how surface water and pollution prevention will be managed during each construction phase have been submitted to and approved in writing by the local planning authority.

REASON:  To ensure that the construction phase(s) of development does not pose an undue flood risk on site or elsewhere and to ensure that any pollution arising from the development as a result of the construction works does not adversely impact on existing or proposed ecological or geomorphic condition of water bodies.

20.
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 the means of ensuring the water mains that are laid within the site boundary are protected from damage as a result of the development have been submitted to and approved by the Local Planning Authority in writing.  The details shall outline the potential impacts on the water mains from construction activities and the impacts post completion of the development on the water mains infrastructure that crosses the site and identify mitigation measures to protect and prevent any damage to the water mains. Any mitigation measures shall be implemented in full in accordance with the approved details.

REASON: In the interest of public health and to ensure protection of the public water supply.

21.
The drainage for the development hereby approved, shall be carried out in accordance with principles set out in the submitted Foul & Surface Water Drainage Design Drawing D0102, Rev P2 - Dated Aug 18 which was prepared by Civic Engineers. For the avoidance of doubt no surface water will be permitted to drain directly or indirectly into the public sewer.   The development shall be completed in strict accordance with the approved details.

REASON: To ensure a satisfactory form of development and to prevent an undue increase in surface water run-off and to reduce the risk of flooding.

Archaeology

22.
No development, site clearance/preparation, or demolition shall commence until the applicant or their agent or successors in title has secured the implementation of a phased programme of archaeological work in accordance with a written scheme of investigation, which shall be submitted to, and approved in writing by, the local planning authority. The programme of works shall include an initial phase of geophysical survey and trial trenching, as well as the compilation of a report on the work undertaken and the results obtained. These works should aim to establish the presence or absence of buried archaeological remains and their nature, date, extent and significance. If remains are encountered, then a subsequent phase of impact mitigation (which may include preservation in situ by the appropriate design or siting of new roads, structures and buildings, formal excavation of remains or other actions) and a phase of appropriate analysis, reporting and publication shall be developed and a further written scheme of investigation submitted to and agreed with the Local Planning Authority and that further scheme implemented before development commences.  All archaeological works shall be undertaken by an appropriately qualified and experienced professional archaeological contractor and comply with the standards and guidance set out by the Chartered Institute for Archaeologists (CIfA). The development shall be carried out in strict accordance with the agreed details.

REASON:  To ensure and safeguard the investigation and recording of matters of archaeological/historical importance associated with the development site.

Other Matters

23.
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 pumping-station/sub-station and/or all utility-structures/buildings and their precise location shall have been submitted to and agreed in writing by the Local Planning Authority.  

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 responds appropriately to the character of the area.

BACKGROUND PAPERS
https://www.ribblevalley.gov.uk/site/scripts/planx_details.php?appNumber=3%2F2018%2F0914
