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Appendix 1

Pre-Application planning advice issued by RVBC dated
16™ August 2010 — Also Contained at [Folder 4 (CD 3.25
P195-202)]
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RIBBLE VALLEY BOROUGH COUNCIL

please ask for. SARAH WESTWOOD Council Offices
direct line: 01200 414516 Church Walk”
e mail: sarah westwood@ribblevaliey gov uk f;‘;l:;iSEBB? ORA
my ref. SW/CMS/RV/2010/ENQ/00268
your ref Switchboard: 01200 425111
' Fax: 01200 414487
date: 16 August 2010 DX: Clitheroe 15157

www ribblevalley gov uk

Dear Mr Gee

RE: PRE-APPLICATION ENQUIRY
LAND OFF HENTHORN ROAD, CLITHEROE

| write with regard to the above following our mesting on the 28 July to fuily expand on
the issues we discussed with regard to the potential development of this site for in the
region of 300 houses. For ease of reference | shali breakdown the response in
headings and where appropriate give you contact details of the specialists who have
offered advice on individual matters.

Principle of Davelopment/Afferdabla Housing

The site lies outside the settlement boundary of Clitheroe and is designated open
countryside in the Districtwide Local Plan (Policies G5 Settlement Strategy and ENV3

Open Countryside)

Policy G5 of the Districiwide Local Plan offers a somewhat restrictive approach to
residential development outside defined settlement limits (agricultural/forestry workers
dwellings or 100% affordable) but given the Council’s current land supply the guidance
contained in PPS3 regarding under-supply is a material consideration in the
determination of any planning application. | am also mindful of paragraph 69 of PPS3
which states that in deciding planning applications, local planning authorities should
have regard to:

achieving high quality design;

ensuring developments achieve a good mix of housing.

the suitabiiity of a site for housing, including its environmental sustainability;
using land effectively and efficiently; and

ensuring the proposed development is in line with planning for housing objectives

In satisfying paragraph 69 any submitted application must be of a high quaiity in terms
of design, with a good mix of housing offered as well as using the land effectively and
efficiently Bullet point 3 above relates to the need for local planning authorities to have
regard to the suitability of the site for housing, including its environmental sustainability
As the site is closely related to a key service centre with local amenities and services, it
is considerad that the site is in a suitable location and meets this element of the PPS3

criteria

SWoa.-16
Chief Executive: Marshal Scott GPFA
Direcloss: John Heap B Eng C Eng MICE Stewart Bailey BA MBA MRTPI. Jane Pearson CFFA
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in addition to the above there will be the requirements to fully comply with the relevant
genera! development control policy of the Districtwide Local Plan (G1) and Policy ENV3
which concerns itself with landscape protection of the open coumtryside areas of the
borough. ENV3 states that in the open countryside development will be required to be
in keeping with the character of the landscape area and should reflect local vernacular
style, features and building materials. Proposals to conserve, renew and enhance
landscape features would be permitted providing regard has been given to the
characteristic landscape features of the area

As we discussed at the pre-application meeting, it is anticipated that any subsequent
planning application will need to include an element of affordable housing. The
Council's Affordable Housing Memorandum of Understanding (AHMU) is a material
planning consideration and is intended to be both complementary with and
supplemental to the relevant policies contained within the Districiwide Local Plan. As
your site is within the open countryside, Policy G5 would require development to be
100% affordable However, as we discussed, your site is closely related to a key
service centre and in such an instance having regard to the current five-year housing
land supply and requirements of PPS3, the Gouncil would adopt the approach laid out in
paragraph 3 1 of the AHMU ie in Longridge and Clitheroe on housing developments of
10 or mare dwellings (or sites of 05 hectare or more irrespective of the number of
dwellings) the Council will seek affordable housing provision of 30% of units on the site.
This approach is taken because of the particular location of your site in relation to the
identified settlement boundary and not because it is a qualifying development under the
saved settiement strategy of the Districtwide Local Plan.

As you will be aware a report was presented to Planning and Development Committee
on 17 June regarding our intention to centinue to use the evidence based RSS housing
figures and strategy approach until further guidance or transitional arrangements are
issued. Although RSS was officially revoked on 6 July 2010 the letter to Chief Planning
Officers from Steve Quartermain (CLG dated 67 2010) states that “some authorities
may decide to carry on with their existing housing targets that were set out in the
revoked regional strategies” This is the approach that RVBC is taking it is for this
reason having regard to the current five-year housing land supply situation and
requirements of PPS3 that the Council would adopt the above approach ie 30%
affordable requirement

David Morris who is currently cavering the strategic housing role discussed with you
matters of affordable housing and identified need. He advised that the preferred tenure
for the affordable element would be rental but that he recognised that shared ownership
is another option and that on a site of this size a mix of tenure types may be possible.
He also raised the possibility of providing some lifetime homes on site and as the need
for a development in this particular development would be met by a borough wide
connection, as opposed to parish connection, then a range of property types could also
be justified. Any submission will need to be accompanied by a draft Section 106
Agreement and you mentioned that at the same time as submitting this to us as part of
any formal planning submission, you would send a copy direct to John Gorton in our
Legal Services Section who deals with such matters.

Highways

Martin Nugent from Lancashire County Gouncil was present at our meeting and we had
a general discussion about issues associated with vehicles leaving the site and routes
onto Edisford Road and out of town You explained that consultants had looked at a
number of junctions which may come under pressure should this scheme be built and
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that they would send a copy of their traffic assessment direct to Martin for further
consigeration

The masterplan details a revision to Henthorn Road whereby the road priority would be
to turn into the newly created estate and not towards the household waste recycling
centre. | queried whether the design option put forward would prohibit any future road
alterations eg mini roundabout should a scheme come forward on the other side of the
road. As | understand it you were going to check whether this was the case prior to
making a formal submission.

Again the draft masterplan details a cycleway with possible exit onto the single width
track that leads from Edisford Road 1o serve the touring caravan site. | have spoken fo
John Gorton in the Council's Legal Section in order to establish whether the roadway is
in Council ownership and can clarify that whilst we do hold the freehold, it is leased to
the Caravan and Camping Club  Therefore if you wish to pursue this then you would
need to contact both Graham Jagger of our Engineers Section, as well as the Caravan
and Camping Club.  Similarly there is a notional linkage on the draft plan between the
sports pitches and proposed play area that backs onto Fairfield Drive. 1| would suggest
you contact Graham Jagger on 01200 414523 regarding this matter and whether the
Council would wish to see this linkage.

Public Open Space/Play Areas

You have shown two proposed play areas on the masterplan — one adjacent to the
kennels to the north of the site and the other at the corner of the development where the
residential element meets the proposed parkland area.

At our meetling | explained that it would not be the Council's intention to take on
responsibility for the management and maintenance of any areas of open/play space
associated with this development Therefore you will need to give consideration to how
this would be done and we did discuss the option of a management company

Trees/Ecology

Whilst the Council's Countryside Officer, David Hewitt, was unable to attend the
meeting, he has spoken to your client’s arboricuituralist about the development of this
site  Our emphasis is on the retention of existing hedgerows with supplementary
planting in accordance with traditional landscape boundary treatments ~ a Lancashire
hedgerow with occasional standard trees

As part of any submission we will require a tree survey that identifies the exact location,
crown spread and stem diameter to determine the root protection zone in accordance
with BS5837 — 12 x stemn diameter and 20% at least to get maximum survivability

We would wish to see the ponds for ecological enhancement designed in such a way to
aliow the natural emergence of vegetation types in order to facilitate the migration of
species that may be identified in any ecological survey.

The masterplan identifies an expansive area of parkland with meadow and trees and we
discussed the preference of the Council's Countryside Officer to see a community
broad-leaved woodland. This would have greater bio diversity potential than a parkland
and would involve less intensive maintenance on your client's part. There is potential to
have broad areas of planting to either side of this area with a swathe of parkland
through the centre with walkways through to fink into the public footpath network that
aligns the riverside.  Again | understand that contact has already been made with our
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Engineers Section to discuss the potential for footway linkages In respect of the
woodland David Hewitt has suggested that you may wish to contact the Woodland Trust
and that there may be grant funding available from LCC for new planting. If you wish to
discuss these points in any greater detail, | suggest you contact David Hewitt direct on
01200 414505

Design

At our meeting | explained that | had very brief comments to make at this stage with
further information needed on land levels across the site in order to full assess the
relationship between the development and surrounding dwellings. Our standard
distance between dwellings is 21m for facing habitable windows at first floor but there
have been instances where a reduction in this has been viewed acceptable having
regard to the specific site characteristics. The masterplan showed a close relationship
with the final dwelling on the Henthorn Road frontage and this will need further
clarification should an application be forthcoming.

All the schemes of this size will be assessed against the Building for Life National
Standard for Well Designed Homes and Neighbourhoods provided by CABE and the
Home Builders Federation.

You queried whether the Council has any set density levels for development and
Diane Cafferty (Senior Planner — Local Plans Section) explained that the approach we
would take at this time would be to assess your proposed density in relation to that of
development which surrounds this site. PPS3 advises that the land should be used
efficiently and comparing adjacent density levels to your development would appear a
logical approach Recognition would also be given to the fact that this site lies on the
fringe of the settlement and & lower density level than that shown on the master plan
may indeed be more appropriate

Renewables

| mentioned at the meeting that on major sites the Council is seeking to promote the
development of renewable energy sources in accordance with PPS1 and as such would
seek a minimum contribution of 10%.

Environmental Health

Given that there is a commercial kennels to the north of the site, | asked James Russell,
Environmental Health Manager, for any observations he may have in terms of potential
noise disturbance The master plan shows a play area immediately adjacent to the
kennels and it has been asked whether there is scope for incorporating landscaping
measures within any scheme to ameliorate potential noise disturbance

He also raised air quality as a potential issue with queuing traffic at the junction onto
Edisford Road and the terraces that open directly onto the pavement at this point. He
has asked that as part of any outline submission you provide an air quality impact
assessment. Should you wish to discuss either of these further please contact James
direct on 01200 414466

LCC PLANNING CONTRIBUTIONS

LCC adopted the policy paper Planning Obligations in Lancashire on 3 November 2006
which was updated in 2008. 1t puts forward principles, methods and good practice with
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the aim of developing a consistent and robust approach to planning obligations across
L.ancashire

Due to the potential scale of the development proposed at this site' and resulting impact
on services provided at LCC | contacted them with a view to establishing whether any
contributions would be sought Their document on planning obligations has not been
formally adopted by this Council and a report presented to Planning and Development
Committee on 18 December 2008 identified priorities for this Council when seeking
contributions — namely affordable housing, transport safety, open space and education
The comments of the Planning Contributions Oificer were not available when we met
but Mariin Nugent explained the possible highways contributions. Their formal
response has since been received and what follows is a comprehensive breakdown of
their observations.

Transport

In terms of possible highway contributions, we assessed the Residential Development
Accessibility Score for this site to be 25. On this basis, from the fimited information
available and for an unknown property size, a sum of £1,550 was identified for each
unit. Therefore, for 300 properties a highway contribution in the region of £465,000
would be sought

To discuss this further, please contact Dave Law tel: 01254 770865 or Martin Nugent
tel: 01254 770984

Education

Using the LCC Planning Obligations Policy Paper, a vield of 0.35 primary and 0.25
secondary pupils per house has been used. Therefore, there is a possible yield of 105
primary and 75 secondary aged pupils

Primary School Places

Whilst there are projected to be sufficient places in this area for the next & years, this
does not take into account other developments where planning applications have been
submitted but to date no decisions have been made.

Therefore the number of available places would be 102 capacity - 33 other potential =
development = 69 places

Given that this development could yield 105 pupils, we would be seeking at this time to
make a claim in respect of the shorifali, ie 36 pupils.

Using the DCSF cost multiplier (£12,257 x 0.9) x 1.0733 per place = £426,236.

Secondary School Places

There are projected to be sufficient places in these schools to accommodate the
potential vield of this and other applications pending Therefore, we would not be
seeking a claim in respect of secondary places.

Waste Management

The County Council makes vital major investments in waste management infrastructure
for reasons of environmental protection and sustainability Also, the necessity to secure
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the County Council's budget position as a waste disposal authority, through investing in
an early switch away from landfilling, has become all the more apparent, since the
recent announcement on the rise in landfill tax in this year's National Budget Every
District in the County is being provided with advanced treatment facilities to treat waste
prior to landfilling, either directly or via purpose designed transfer stations. Since each
and every new house, wherever it is in the County, has to be provided with this basic
service and the Councll has to comply with significant new requirements relating to the
Mmanagement of waste, it is considered that the Counail is justified in requesting a
contribution towards waste management Based upon the Policy Paper methodology
for Waste Management, the request is £144,000.

By way of summary, the likely planning contribution request for Lancashire County
Council services is as follows:

Transport £465,000
Education £426,236
Waste Management £144.000
Grand Total £1.035,236

As you can see the first two of the above tie in with this Council's priorities when
seeking contributions fe transport and education. To date this Council has not sought to
pursue waste management contributions but Planning and Development Committee
may take the view that in this particular instance, given the scale of development, the
contribution would be reasonable

UNITED UTILITIES

United Utilities provided comments on the originally submitted plan for approximately
200 dwellings as follows:

In accordance with PPS25 surface water should not be allowed to discharge to
foul/combined sewer. This prevents foul flooding and poliution of the environment

The anticipated foul water flows from the proposed development could be catered for
within the existing adjacent combined public sewer system however, no surface water
flows what so ever would be permissible in to the same system.

We can readily supply water for domestic purposes, but for larger quantities we will
need further information

A separate metered supply to each unit will be required at the applicant’s expense and
all internal pipework must comply with current water supply (water fittings) regutations
1999

Should this planning application be approved, the applicant should contact our Service
Enquiries on 0845 7462200 regarding connection to the water mains/public sewers

Deep rooted shrubs and trees should not be planted in the vicinity of the public sewer
and overflow systems

United Utilities offers a fully supported mapping service at a modest cost for our
electricity, water mains and sewerage assets. This is a service, which is constantly
updated by our Map Services Team (Tel No: 0870 7510101} and | recommend that the
applicant give early consideration in project design as it is better value than traditional
methods of data gathering. it is, however, the applicant's responsibility to demonstrate
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the exact relationship on site between any assets that may cross the site and any
proposed development.

For further details please contact Jillian Walker, United Utilities, Asset Protection
ENVIRONMENT AGENCY

The Agency has not raised any fundamental objections to the use of this site for
residential purposes and has made the following detalled observations;

Flood Risk & Water Quality

in accordance with Planning Policy Statement 25 (PPS25), any application for a
development over 1 hectare in Flood Zone 1 should be accompanied by a Flood Risk
Assessment (FRA). Surface water run-off rates from the site must be restricted fo
existing rates at minimum  In accordance with PP825, opportunities offered by new
development to reduce the causes and impacts of flooding should also be considered.
Full details of the proposed drainage arrangements will need to be submitted as part of
the FRA.

Although the site is not within Flood Zone 2 or 3, there is an undesignated watercourse
flowing through the site. We note that it is intended to retainfrestore this watercourse
based on the illustrative Masterplan I it is intended to discharge surface water from the
proposed development to this watercourse, it will be necessary to identify the existing
and potential capacities and flows within this watercourse as part of the FRA

Surface water run-off should be managed through the use of sustainable drainage
systems (SUDS}, and we advocate thelr use.

The management of surface water via the use of SUDS would also benefit water quality,
The River Ribble and Mearley Brook are both at moderate status for diatoms and
invertebrates respectively Mearley Brook is a priority catchment for us and there has
already been an impact from previous housing developments causing contaminated
surface water which is being addressed by United Utilities under their Asset
Management Plan (AMP) 5 programme We would recommend that any developer
consult with UU to consider whether the development of this site could potential impact
on the AMPS waorks.

Developers will need to ensure that surface water from any areas on the site likely to be
contaminated should be connected to the foul sewer to prevent poliution of the surface
water drainage network  This could be achieved through a number of ways, such as
the use of SUDS and ensuring all downspouts are sealed directly into the ground
ensuring the only open grids present around any dwelling/building are connected to the
foul sewage systems

Any works to the watercourse within the site which involve infilling, diversion, culverting
or which may otherwise restrict flow, require the prior written Consent of the
Environment Agency under Section 23 of the Land Drainage Act 1991 Culverting other
than for access purposes is unlikely to receive Consent, without full mitigation for loss of
fiood storage and habitats.
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Biodiversity

Any subsequent application would need to be accompanied by an ecology survey to
determine the presence or absence of protected species or habitats within the
application site

We would request that any proposals retain water features such as ditches and ponds
{even if they are seasonally dry) as they form important hapitats and wildlife corridors
Buffer zones of a minimum 5 metres {measured from the top of the bank) should be
maintained around/along these features

We would also recommend that any planting proposed be of locally native species, and
that hedgerows and or trees that are present be left intact and protected during
development.

Land Contamination

Given that this is a Greenfield site, it is unlikely that the proposed development would
pose a significant risk to controlled waters However, it is recommended that a desk
study is undertaken to confirm whether or not this is the case.

Prior to the submission of any planning application, we would be happy to comment on
any proposals for the site or any surveys/reports that the applicant intends to submit as
part of the application.

For further details please contact Philip Carter, Planning Liaison Officer, Direct dial
01772 714219, Direct fax 01772 697032, Direct e-mail philip carter@environment-
agency.gov uk :

I trust the above is self-explanatory and provides a comprehensive review of the
discussions we had If there is anything that Diane, David or myself can assist with,
then please do not hesitate ta contact us

I stress that the observations contained within this letter represent officer opinions only
given without prejudice to the final determination of any application submitted

Yours sincerely

= Wikt

SARAH WESTWOOD
SENIOR PLANNING OFFICER

Mr M Gee

Janet Dixon

Town Plannars Ltd
10A Whalley Road
CLITHEROE

BB7 1AW
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Appendix 2

Relevant extract of the SHLAA (Site ref:033)
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Appendix 3

Development Plan - Policy Conformity Table
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Appendix 4

Proposed Footway / Cycle Crossing Plan
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