[bookmark: _GoBack]RECOMMENDATION FOR PLANNING AND DEVELOPMENT COMMITTEE

APPROVE

DATE:			12 March 2020	
REF:			SK
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APPLICATION REF: 	3/2019/0953

GRID REF: SD 374290 440802

DEVELOPMENT DESCRIPTION:

PHASES 2, 3 AND 4 OF OUTLINE PLANNING PERMISSION 3/2015/0895.  LAND AT PENDLE ROAD, CLITHEROE
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CONSULTEE RESPONSES/ REPRESENTATIONS MADE:

CLITHEROE TOWN COUNCIL:

No representations received in respect of the application.

ENVIRONMENT DIRECTORATE (COUNTY SURVEYOR):

LCC Highways have raised no objection to the proposal.

UNITED UTILITIES:

No objections subject to the imposition of conditions relating to foul and surface water drainage.

LCC ARCHAEOLOGY:

LCC Archaeology recommend that the application is not determined until an appropriate heritage statement and/or proposed archaeological mitigation strategy has been submitted to and agreed by the Local planning Authority.

LLFA:

The LLFA would have no objection to the latest development proposals, subject to the requirements of conditions 65, 66, 68, 69, 70, 71 and 72 of planning permission 3/2015/0895 being satisfied in full.

ENVIRONMENT AGENCY:

The Environment agency have raised no objections to the proposal.

LCC EDUCATION:

LCC Education have responded stating as per the s106 agreement for outline 3/2012/0942 (varied by S73 application 3/2015/0895), the final primary and secondary education contribution will be calculated following the approval of the reserved matters should consent be granted.

ADDITIONAL REPRESENTATIONS:

No letters of representation have been received in respect of the application.

1.	Site Description and Surrounding Area

1.1 The application relates to greenfield land located within the designated Standen Strategic Site (DS1 allocation).  The extent of land to which the application relates commences at the southern of phase 1 of the development and extends in a southerly and westerly direction.

1.2 The north-western extents of the site benefits from a direct interface with the shared boundary of a number of existing residential properties off Gills Croft and Shays Drive.  The site is predominantly greenfield in nature with vehicular access to the site being provided via phase 1 of the development off Pendle Road.
2.	Proposed Development for which consent is sought

2.1	The submitted details seek reserved matters consent for the erection of 426 dwellings including associated infrastructure, landscaping and green-infrastructure provision pursuant to outline consent 3/2015/0895.

2.2	It is proposed that the development will consist of a mixture of single storey, two-storey, 2.5 storey and three storey buildings, with the latter being in the form of apartments that will be sited in key locations.  The overall arrangement proposes a mixture of character areas with the development being served by a central spine road, off of which are located a number of smaller perimeter blocks, private drives and cul-de-sacs.

2.3	The layout follows closely the principles and parameters established at outline stage with the development being complimented by extensive green infrastructure which accommodates a wide network of pedestrian routes, with a main cycle-route also being accommodated which follows largely the trajectory of the main central spine road.

3.	Relevant Planning History
	
	3/2015/0895 - Application to vary conditions 1 (Development to be carried out in accordance with approved details), 2 (Plan reference), 3 (Phasing), 4 (Design code), 8 (Phase 01 particulars), 12 (Reserved matters requirements), 21 (Buffer zone), 40 (Energy/Sustainability), 42 (Energy / Sustainability BREEAM), 59 (Pedestrian/Cycle linkages), 62 (Employment site), 63 (Retail centre), 64 (Roundabout /Highway Improvements) and removal of condition 41 (Code for Sustainable Homes) of previously approve outline planning consent 3/2012/0942 (Erection of 1040 residential dwellings comprising: 728 market homes, 312 affordable homes, 156 of the total (1040) would be for elderly people (ie over 55 years of age) of which 78 would be affordable, 0.8ha to be reserved for retirement living within the total of 1040 homes, 0.5ha for local retail, service and community facilities (Classes A1 to A4, B1 and D1), 2.25 ha for employment (Class B1) accommodating up to a maximum gross floorspace of 5,575m2, 2.1 ha of land for a primary school site, public open space including green corridors and areas for tree planting and landscaping, an improved (roundabout) junction between Pendle Road the A59, new vehicular, pedestrian and cycle accesses onto Pendle Road and Littlemoor, new pedestrian and cycle accesses onto Worston Old Road, New pedestrian and cycle access from the end of Shays Drive, Roads, sewers, footpaths, cycleways, services and infrastructure including: A sustainable urban drainage system,; New services such as gas, electricity, water and telecommunications).  (Approved with conditions)

3/2016/0324 - Phase 01 Reserved Matters application (access, layout, scale, external appearance and landscaping) for the erection of 229 dwellings pursuant to outline consent 3/2015/0895.  (approved with conditions)

Members will note that there are a number of other relevant discharge of conditions application that relate to the development site that 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 EN3 – Sustainable Development and Climate Change
Key Statement EN4 – Biodiversity and Geodiversity
Key Statement H1 – Housing Provision
Key Statement H2 – Housing Balance
Key Statement H3 – Affordable Housing

Policy DMG1 – General Considerations
Policy DMG2 – Strategic Considerations
Policy DMG3 – Transport and Mobility
Policy DME2 – Landscape and Townscape Protection
Policy DME3 – Site and Species Protection and Conservation
Policy DME6 – Water Management
Policy DMB5 – Footpaths and Bridleways
	
National Planning Policy Framework (NPPF)
National Planning Practice Guidance (NPPG)

5.	Assessment of Proposed Development

5.1	Principle of Development:

5.1.1	Notwithstanding other development management considerations the principle of the development for residential purposes has been established as acceptable through the granting of outline consents 3/2012/0942 and 3/2015/0895.  The site has also been identified as the Strategic Site for the Borough within the adopted Core Strategy which anticipates that the site will be developed in a comprehensive and sustainable manner as a mixed site to meet a significant proportion of the Borough’s housing requirement in the plan period. The range of uses will include housing (including affordable housing), employment, community uses, local retail and service provision to serve the site, open space and recreational uses.

5.1.2	As such, given the site benefits from an outline extant consent to which this application remains pursuant, it is not considered that the proposal, notwithstanding other development management considerations, raises any potential for significant conflict with the development strategy for the borough as embodied with the adopted development plan.

5.2	Impact upon Residential Amenity:

5.2.1	Notwithstanding phase 1 of the development, the proposal only benefits from a direct interface, at its north-western extents, with a small number of existing residential properties that front Gills Croft and Shays Drive.  In this respect consideration must be given for the potential of the development to have a detrimental impact upon existing residential amenities.  

5.2.2	In respect of the above existing dwellings, the submitted details propose that the dwellings will be orientated in a manner that will result in a proposed front elevation to existing shared boundary interface distance of no less than 15m with a front elevation to existing rear elevation interface distance of approximately 26m.  These interface distances are considered to be in excess of the 10.5m and 21m offset distances usually secured by the authority.  As such it is not considered that the proposed development will have any undue impact upon existing residential amenity by virtue of direct -overlooking, loss of light or an overbearing impact.

5.3	Matters of Design/Visual Amenity:

5.3.1	Extensive negotiation has been undertaken to ensure the proposed development remains compatible with the landscape character of the area whilst responding positively to the inherent character and pattern of development found within Clitheroe.  

5.3.2	A number of amendments have been undertaken in respect of the elevational treatment of the dwellings including the adoption of a varied materials palette that ensures a level of visual continuity with phase 1 of the development whilst allowing the proposed housing to respond positively to the peripheral semi-rural nature of the site.

5.3.3	Amendments have been secured that has resulted in a number of the house-types benefitting from additional architectural detailing and features to ensure that the proposal achieves a greater deal of visual synergy with phase 1.  An extensive suite of trim trail equipment to encourage naturalistic play has also been secured, with the equipment being scattered throughout the green infrastructure areas along main pedestrian routes.

5.3.4	Taking into account the revised details, the proposal is considered to be of an appropriate scale and design when taking into account the character of the immediate area and it is not considered that the proposal will be of detriment to the character and visual amenities of the area.  It is further considered that the layout and provision of green infrastructure is in broad accordance with the overall principles established at outline stage by the overarching masterplan for the site.

5.4	Highway Safety and Accessibility:

5.4.1	LCC Highways have raised no objections in respect of the proposed development.

5.5	Landscape/Ecology:

5.5.1	The application has been accompanied by an Ecological Assessment which concludes that the majority of the habitat to be lost within Phases 2, 3 and 4, including the spine road, comprises largely of improved grassland.  The assessment further concludes that the aforementioned habitat is an intensively managed grassland with low species diversity and as such the potential ecological impact of the spine road is considered to be very low. 

5.5.2	It is envisaged that significant ecological and biodiversity uplift will be resultant from the development through the significant provision of integral green infrastructure, landscaping and tree-planting.  No details have been provided in respect of nesting/roosting provisions for building dependant species or species of conservation concern.  As such, a condition will be imposed that requires such details to be submitted prior to the commencement of development.
5.6	Other Matters:

5.6.1	It is noted that LCC Archaeology recommend that the application is not determined until an appropriate heritage statement and/or proposed archaeological mitigation strategy has been submitted to and agreed by the Local planning Authority.  As such, it is considered reasonable and necessary to impose a condition that such details be submitted prior to the commencement of any development relating this phase of development.  The authority does not consider that the application cannot be determined in the absence of such information, particularly given the methodology for such mitigation and investigation works is frequently secured via planning condition.

6.	Observations/Consideration of Matters Raised/Conclusion
 
6.1	It is considered that the detailed design and layout of the proposal is in broad compliance with the parameters and principles established as acceptable at the outline planning stage and as such it is not considered that the proposal will have any undue impact upon the character or visual amenities of the area or existing or future residential amenities.

6.2	It is for the above reasons and having regard to all material considerations and matters raised that the application is recommended for approval.

RECOMMENDATION: That the application be APPROVED subject to the following conditions:

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:

· TW/HSF/CL/01 – Colour CAD Site Layout
· TW/HSF/AHP/01 – Adopted Highways Plan
· Landscape Proposals: 16078 01 Rev: F
· Landscape Proposals: 16078 02 Rev: F
· Landscape Proposals: 16078 03 Rev: F
· Landscape Proposals: 16078 04 Rev: F
· Landscape Proposals: 16078 05 Rev: F
· Proposed Materials Sheet Layout TW/HSF/ML/01
· Proposed Materials Sheet Layout TW/HSF/ML/02
· Site Sections - TW/HSF/SSE/01
· Site Sections - TW/HSF/SSE/02
· Storey Heights Plan - TW/HSF/SHP/01
· Storey Heights Plan - TW/HSF/SHP/02
	
	REASON: For the avoidance of doubt and to clarify which plans are relevant to the consent hereby approved.

Landscape and Ecology

2.	The landscaping proposals hereby approved shall be implemented in the first planting season following first 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.

3.	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 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 species site plan and include details of plot numbers and identify the actual wall and roof elevations into which the above provisions shall be incorporated.  

	The artificial bird/bat boxes shall be incorporated into the identified individual dwellings during 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 minimise/mitigate the potential impacts upon protected species resultant from the development.

4.	During the construction period, all trees to be retained shall be protected in accordance with British Standard BS 5837:2012 or any subsequent amendment to the British Standard.

	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 development hereby approved.

Flooding and Drainage

5.	In accordance with the approved Drainage Strategy Ref 6263 P2/SK01-(1B, 2B, 3B, 4B, 5B and 6B), foul and surface water shall be drained on separate systems.

	REASON: To secure proper drainage and to manage the risk of flooding and pollution.

Heritage and Archaeology

6.	No works shall take place on the site until the applicant, or their agent or successors in title, has secured the implementation of a programme of archaeological investigation and mitigation. This must be carried out in accordance with a written scheme of investigation, which shall first have been submitted to and agreed in writing by the Local Planning Authority.

REASON: To enable the appropriate archaeological recording, excavation and analysis of any surviving upstanding earthworks and buried below-ground archaeological remains of interest.

Further Control over Development 

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/area.

8.	Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) (England) Order 2015 or any Order revoking and re-enacting that Order, the dwelling hereby permitted shall not be altered or extended, no new windows shall be inserted, no alterations to the roof shall be undertaken and no buildings or structures shall be erected within the curtilage of the dwellings hereby approved unless planning permission has first been granted by the Local Planning Authority.

	REASON: To enable the Local Planning Authority to exercise control over development which could materially harm the character and visual amenities of the immediate area.
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