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DEVELOPMENT DESCRIPTION:

APPROVAL OF RESERVED MATTERS (LAYOUT, SCALE, APPEARANCE AND LANDSCAPING) FOR PHASES 2 AND 3 FOR THE ERECTION OF 193 DWELLINGS, PURSUANT TO OUTLINE PLANNING PERMISSION 3/2014/0764. LAND EAST OF CHIPPING LANE, LONGRIDGE
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CONSULTEE RESPONSES/ REPRESENTATIONS MADE:

PARISH COUNCIL:

Longridge Town Council have no objection but consider that the footpath arrangement may cause for highway concerns in regards to pedestrian/cyclist safety when residents are reversing from their driveway, that the trim trail is in the wrong location and would like to see the original hedgerow retained.
Thornley with Wheatley PC have raised concerns in respect of the drainage of the site and raised concerns regarding the impacts upon local services including increased traffic within the area.
ENVIRONMENT DIRECTORATE (COUNTY SURVEYOR):

The Highway Development Control Section have raised no objection to the proposal subject to the imposition of conditions
LEAD LOCAL FLOOD AUTHORITY:

No objections to the proposals subject to the requirements of condition 8 of planning permission 3/2017/0232 being satisfied in full which required the submission of a scheme for surface water drainage and means of disposal prior to the commencement of development within each phase.
ADDITIONAL REPRESENTATIONS:

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

· The proposal does not accord with the previously approved masterplan parameters

· Impacts upon residential amenity

· Poorly considered layout/highways arrangement

· No public consultation

· Loss of habitat

· Loss of privacy

· Inappropriate density

· Impacts resultant from the informal pedestrian routes and cycle-ways

· Increased flood risk
· Noise disturbance

1.
Site Description and Surrounding Area
1.1
The application site comprises 10.56ha of agricultural land located towards the western extents of the settlement of Longridge and is currently a committed housing site (DS1 allocation).  The site is bounded to the west by phase 1, which is currently under construction, with the agricultural land bounding the site to the north and east.
1.2
The southern extents of the site is bounded by properties associated with Crumpax Meadow, Redwood Drive and Firwood Close with the car parking area associated with Sainsbury’s also being directly adjacent the south-western extents of the site.
2.
Proposed Development for which consent is sought
2.1
Reserved Matters consent is sought for Phases 2 and 3 of outline consent 3/2014/0764 which granted consent for the erection of up to 363 dwellings.  Consent is sought for matters relating to appearance, landscaping, layout and scale.
2.2
The application seeks consent for the erection of 193 dwellings consisting of the following housing mix:

Affordable Housing

· 22 x 2 bedroom dwellings

· 22 x 3 bedroom dwellings

· 7 x 2 bedroom bungalows (Over 55)

· 7 x 2 bedroom dwelling (Over 55)


Open market

· 7 x 2 bedroom bungalow (Over 55)

· 7 x 2 bedroom dwelling (Over 55)

· 86  x 3 bedroom dwellings

· 35 x 4 bedroom dwellings

2.3
The submitted layout proposes that this final phase of development will interface with phase 1 at the sites western extents with through the continuation of a previously approved internal estate road and associated footway/cycleway.  Further connectivity with the initial phase of the development will be provided by virtue of footpath/cycleway connections at the south-western and north-eastern extents of the site ensuring adequate permeability for the cyclist/pedestrian.  The proposal further benefits form the inclusion of a small network of pedestrian/cycle links within the development that also provide connectivity between areas of usable open space.
2.4
The majority of the development will be two-storeys in height with a small number of bungalows proposed and 4 terrace blocks (consisting of four dwellings each) that will be 2.5 storeys in height. 
2.5
The proposal provides provision for a Local Equipped Area for Play (LEAP).  Usable open space is also proposed to the southern and eastern extents of the site with a central green corridor also being proposed.  A number of existing shelter belts/hedgerows are proposed to be maintained that will be integrated into elements of the open space and aid in preserving and enhancing the biodiversity and ecology of the site.

3.
Relevant Planning History
3/2018/0404 - Application for the detailed approval of appearance, landscaping, layout and scale for the erection of 124 dwellings (Phase 1) pursuant to outline consent 3/2014/0764 as amended by 3/2017/0232.  (Approved with conditions)
3/2017/0232 - Variation of condition 8 (drainage strategy) of planning permission 3/2014/0764.  (Approved)
3/2016/0193 - Application for the detailed approval of appearance, landscaping , layout and scale for the erection of 118 dwellings (Phase 1) pursuant to outline consent 3/2014/0764 for the development of up to 363 homes including affordable housing and housing for the elderly, relocation of Longridge Cricket Club to provide a new cricket ground, pavilion, car park and associated facilities, new primary school, vehicular and pedestrian access landscaping and public open space, with all matters reserved except for access. (Approved with conditions)
3/2014/0764 - Development of up to 363 homes including affordable housing and housing for the elderly, relocation of Longridge Cricket Club to provide a new cricket ground, pavilion, car park and associated facilities, new primary school, vehicular and pedestrian access landscaping and public open space, with all matters reserved except for access.  (Approved with conditions)

3/2014/0438 - Proposed development of 106 residential units, including affordable housing, new vehicular and pedestrian accesses, landscaping, public open space and ecological enhancement - Refused (appeal received - subsequently withdrawn).


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 EN3 – Sustainable Development and Climate Change

Key Statement DMI2 – Transport Considerations

Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations

Policy DMG3 – Transport and Mobility

Policy DME3 – Site and Species Protection and Conservation

Policy DME6 – Water Management

National Planning Policy Framework (NPPF)

National Planning Practice Guidance (NPPG)

Technical Guidance to National Planning Policy Framework
5.
Assessment of Proposed Development
5.1
Principle of Development:

5.1.1
The principle of the development of the site for residential purposes has been established as acceptable through the granting of outline consent 3/2014/0764, which remains live and extant by virtue of the commencement of phase 1 of the development, however the time period for within which any further reserved matters can be made has now since expired.
5.1.2
As such and notwithstanding other development management considerations, it is considered that in principle the proposal does not raise any potential conflicts with the Development Strategy for the borough as embodied within Key Statement DS1 or Policy DMG2 of the adopted Core Strategy.
5.2
Impact upon Residential Amenity:
5.2.1
The southern extents of the site has a direct interface with the private garden areas of properties associated with Crumpax Meadow, Redwood Drive and Firwood Close.  As such, consideration must be given to the potential for the development to have a detrimental impact upon existing residential amenity. 
5.2.2
The submitted details propose that the dwellings will be orientated in a manner that will result in interface distances, between existing and proposed dwellings, being within a range of between 23m to that of 37m. It should also be noted that these interface distances are largely achieved by a degree of physical separation provided by the presence of the southern green-buffer margin and associated roadway and footpath/cycleway.
5.2.3
Therefore, taking into account the proposed separation distances and the spatial relationships between adjacent existing dwellings and that of the proposed, it is not considered that the proposals would be of significant detriment to existing neighbouring residential amenity by virtue of a loss of privacy, loss of light or direct overlooking.
5.3
Visual Amenity/External Appearance:

5.3.1
The application has been subject to negotiation at pre-application and application stage which has ensured that the proposal remains in broad accordance with the overall framework/masterplan established as being acceptable at the outline stage.
5.3.2
It is proposed that the dwellings will be faced in a mixture of stone, render and brickwork with the materials pallet varying to define character areas, street hierarchy and parcels of development.  The submitted details propose that the development will employ similar house-types to those which have already been approved as part of phase 1 of the development.  As, such, and taking account of the overall arrangement of the proposal, it is not considered that the development will be of detriment to the character or visual amenities of the immediate area or wider context.
5.4
Highway Safety and Accessibility / Public Rights of Way:
5.4.1
The Highway Development Control Section have raised no objection to the proposed development subject to the imposition of conditions requiring estate roads to be constructed to base course level prior to construction works being undertaken, matters relating to construction management and that conditions be imposed that preclude the ability for garages to be used for any other purpose that would preclude their ability to accommodate a parked motor-vehicle.
5.4.2
Members will note that the majority of these matters are already addressed by conditions attached to the original outline consent, as such there is no requirement for these conditions to be re-imposed.
5.5
Landscape/Ecology:
5.5.1
The overall proposed layout and green infrastructure arrangements follow closely the parameters and framework of the overall masterplan and landscape framework approved at outline stage.  Green margins are proposed at the southern and eastern extents of the size with the eastern margin being of a width of approximately 12.5m and the southern margin being of a width that ranges between 6.5m and 28m.

5.5.2
It is proposed that the southern and eastern green margins will accommodate informal footpaths along with amenity landscaping.  A central green corridor runs south to north through the site, within which will be a shared cycleway/footway that interfaces with a wider network of shared footpath/cycle-ways, it is proposed that the corridor area will accommodate sporadically located trim-trail equipment, with such equipment also being accommodated along the footpaths within the southern and eastern green margins.
5.5.3
A central area of more formal public opens space is proposed within the main body of the development with a LEAP (Local Equipped Area for Play) being proposed towards the northern extents of the site.
5.5.4
At the time of writing this report the detailed landscaping proposals are currently being updated to reflect amendments to the proposed layout.  It is not considered that the revised proposals will be a significant deviation from that which was originally submitted, as such it is requested that the application be deferred and delegated to the Director of Economic Development and Planning for approval following the receipt of acceptable landscaping details.
5.5.5
Conditions imposed at outline stage require details for the provisions of artificial bird nesting boxes and artificial bat roosting to be provided prior to the commencement of any development within each phase.  As such, subject to adequate provision being provided, it is considered that such provision, in concert with the proposed green infrastructure, will result in an overall enhancement in biodiversity as required by Key Statement EN4 of the adopted development plan.
5.6
Flood Risk and Drainage:
5.6.1
A number of representations, including those received from the parish council, have raised the issue of increased flood risk and drainage as a result of the proposal.  Members will note that the Statutory Consultees responsible for matters relating to flooding and drainage have raised no objection.  Furthermore, precise details relating to surface water drainage/run-off are required to be submitted prior to the commencement of development within each phase as required by conditions imposed at outline stage.
6.
Observations/Consideration of Matters Raised/Conclusion
6.1
Given the separation distances between existing and proposed dwellings and taking account of the overall proposed layout it is not considered that the proposal would result in any significant detrimental impact upon existing/future residential amenities by virtue of direct over-looking.

6.2 
Taking account of the overall scale and layout of the proposed development it is not considered that the proposal would be of detriment to the visual amenities and character of the area.
6.3
It is further considered that the site layout and spatial arrangements resultant from the proposed development are sufficient to ensure that the proposal would not be of detriment to existing/future residential amenities by virtue of a loss of light, over bearing or over dominant impact

6.4
It is for the above reasons and having regard to all material considerations and material matters raised that the application is recommended for approval subject to the receipt of additional details relating to landscaping.
RECOMMENDATION: That the application be DEFERRED and DELEGATED to the Director of Economic Development and Planning for approval following the receipt of acceptable landscaping details within 3 months from the date of this Committee meeting.
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:

· 459-LP0-4 – Location Plan

· 459-PL04 Rev: 5 – Planning Layout
· 459-ML04 Rev: 3 – Materials Layout 

· 459-BL04 Rev: 3 – Boundary Treatments Layout

· 459-BTD02 -  Boundary Treatment Details

· 459-SH04 Rev: 3 – Storey Heights Layout 
· 459-RS04 Rev: 3 – Refuse Strategy

· 459-HL04 Rev: 3 – Hard Landscaping Layout

· 459-SS05 Rev: 2 – Streetscapes

· 459-ED-02 – Proposed Finished Floor Levels
· 459-ED-04 – Cross Sections
· BBLD 00CE-01 Bedale
· BALD 00CD-01 Alderney
· BDER 00CD-01 Derwent
· BHLN 00CD-01 Halton
· BKNL-00CE-01 Kenley
· BKIS 00CE-01 Kingsville
· BMAI 00CE-01 Maidstone
· BMMS 00CE-01 Moresby
· BTHO-00CD-01 Thornton
· BWIE 00CD-01 Windermere
· HBC2 1BRE/02 Belmont
· TBC-01 Brandon
· 11319_R10_AMS_CG_JW_171018 Arb Method Statement
· 11319_R05_GCN Survey Report_LRD_JW_151018
· 11319_R06a_Badger Survey Report_LRD_MM_171018
· BLUT 00CD-01 Luttterworth
· BALD 5BRD-01 Alderney Brick & Render
· BBLD 5BRE-01 Bedale Brick & Render
· TBC-01 Brandon Brick & Render
· BKNL 5BRE-01 Kenley Brick & Render
· BLUT 5BRE-01 Lutterworth Brick & Render
· BMAI 5BRE-01 Maidstone Brick & Render
· BMMS 5BRD-01 Moresby Brick & Render
· BALD MSRD-01 Alderney Stone & Render

· BDER 5SRD-01 Derwent Stone & Render
· BKNL 5SRE-01 Kenley Stone & Render
· BKIS 5SRE-01 Kingsville Stone & Render
· BLUT 5SRE-01 Lutterworth Stone & Render
· BMAI 5SRE-01 Maidstone Stone & Render
· BMMS 5SRD-01 Moresby Stone & Render
· BWIE 5SRD-01 Windermere Stone and Render
REASON:  For the avoidance of doubt and to clarify which plans are relevant to the consent hereby approved.
2. Notwithstanding the submitted details, precise specifications or samples of all external surfaces, including surfacing materials and their extents, of the development hereby permitted 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.
3. 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 and that appropriate provision of play equipment is provided within the development.
4. The new estate roads shall be constructed in accordance with the Lancashire County Council Specification for Construction of Estate Roads to at least base course level prior to the commencement of any development within the phase(s) hereby approved. 
REASON: To ensure that satisfactory vehicular access is provided to the site before the development hereby approved commences.

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 phasing and timings of the delivery of the provision and equipping of usable public open space, cycleways and play areas have 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 to be constructed/occupied prior to each of the areas of usable public open space being made 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.
6. Prior to the installation of the ‘Emergency Link’ access to Redwood Drive, full details of the proposed access and how it will be restricted to the purposes of emergency vehicles and pedestrian access shall be submitted to and agreed by the Local Planning Authority. 

The ‘Emergency Link’ shall be constructed in strict accordance with the approved details and thereafter only be used for the purposes of emergency vehicles and pedestrian access.
REASON:  To ensure the adequate provision for access by emergency vehicles.
7. 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 to ensure that adequate parking provision is retained on site that limits the visual impact of the parked motor-vehicle upon the street scene and limits parking upon the highway.
BACKGROUND PAPERS
https://www.ribblevalley.gov.uk/site/scripts/planx_details.php?appNumber=3%2F2018%2F0975

