Pre-Application Advice Report
	
Reference Number
	
PREAPP/24/00154


	
Planning Officer
	
Louise Finch


	
Site Address
	Land At
Bell Lane
Husbands Bosworth


	
Proposal
	Erection of 84 affordable housing with associated vehicular access, parking, public open space and surface water balancing
The scheme would be made up of two storey dwellings of a traditional form and appearance. The dwellings would contain features of vernacular architecture including a high pitched roof, headers and cills to casement style windows and traditional style doors. 

A new vehicular access is shown off Kilworth Road, and a pedestrian/cycle access off Bell lane.
A biodiversity net gain area (Coppice) is shown and attenuation basin.

	
Relevant Planning Policies/Guidance
	
Government Documents

	
National Planning Policy Framework

National Planning Policy Guidance


	
	
Local Plan Policies

	
SS1 – Spatial Strategy
GD1 – Sustainable Development
GD3- Development in the Countryside
GD4-New Housing in the Countryside
GD5 – Landscape
GD8 – Good design in development
H3-Rural exception sites
BE3 – Existing employment areas
HC1 – built heritage
HC3 – Public houses, post offices and village shops
GI1 – Green Infrastructure networks
GI5 – Biodiversity and geodiversity
CC1 – Mitigating climate change (major development)
CC3 – Managing flood risk
CC4 – Sustainable drainage (major development)
IN2 – Sustainable transport
IN3 – electronic connectivity (major development)
IN4 – Water resources and services


	
	Husbands Bosworth
Neighbourhood Plan Policies-please see on-lineHarveyrohan.8

	H1-Settlement Boundary
H3-Housing mix
H4-Affordable Housing
ENV 4-Local Landscape Character
ENV7-Biodiversity protection.
T2-Electric vehicles



	
	
Supplementary Planning Documents

	
DMSPG

	
	
Other

	
Leicestershire Highways Design Guide


	
Relevant History
	
None relevant to this proposal


	
Known Key Constraints Affecting the Site

	
1. Outside of limits to development in NP.
2. Hedgerows/ecology
3. Highways.

	
Planning Officer’s Assessment

	
1. Principle of Development
The proposal would be determined against the policies of the development plan and all other material considerations.  The development plan currently comprises the Harborough District Local Plan (adopted 30th April 2019) and the Neighbourhood Plan (adopted .).

Harborough District Local Plan
Policy SS1 the Spatial Strategy seeks to direct development towards the larger, more sustainable settlements within the District. 

Husbands Bosworth is identified as a Rural Centre
Policy GD2 of the Local Plan indicates that in addition to sites allocated by the Local Plan and neighbourhood plans, development within, inter alia, Rural Centres (such as Husbands Bosworth) will be permitted where it respects the form and character of the existing settlement and retains existing natural boundaries within and around the site. Developments can be within or adjoining the committed built up area of the settlement and will be permitted if it is necessary to meet local housing need. 

The Housing Needs figures demonstrate that this is the case with the development proposed. The first criterion of 2 of policy GD2 that the development should not disproportionately exceed the minimum housing requirement in policy H1 is outweighed by criterion b referred to above.

With respect to criterion d of 2 of policy GD2, the scale of the development proposed is quite significant and I do have concerns as to whether this respects the scale and form of the village, particularly in this vicinity where development is more low key and sporadic.

 Neighbourhood Plan
Outside the settlement boundary, development is subject to national policy and the policies of the Harborough Local Plan (2011-2031). Together, these policies provide for appropriate forms of development at the edge of settlements and within the countryside beyond.
Local consultation has demonstrated support for more affordable units to be provided across a range of tenures. Similarly, the local consultation activities support provision of starter homes so these will be supported to help achieve a balanced community. In line with the HEDNA report the Husbands Bosworth Neighbourhood Plan seeks a tenure split for the affordable housing as 75% social and affordable rented and 25% low-cost starter homes for sale. 
POLICY H4: AFFORDABLE HOUSING PROVISION New housing development proposals should provide a tenure split of around 75% social and affordable rented homes and about 25% low-cost starter homes for sale; The affordable units should be integrated within the design and layout of a development such that they are externally indistinguishable from market housing on the same site.


Summary and conclusion 
I consider that the site is relatively well-related to existing development and the village and is well-connected to the village.  The site is outside of the village limits as set out in the Neighbourhood Plan, and the scale is large and could be viewed as disproportionate. However, I recognise the substantial benefits associated with the scheme in respect of delivering a range of affordable housing, and think this will carry a significant weight, particularly if the scheme does not have adverse impacts in respect of landscape impact, highways et al.

      Housing mix: (from Raj Patel-Housing and enabling Officer):


1.  There is a higher number of 4 beds then that expected. Whilst there is a big need for larger family house types  - a number amounting to 18 in Husbands Bosworth is significantly higher than we would require and I have suggested this be reduced down to 8.

1. There is a very low number of 1 bed single persons units and this can be increased given the reduction in the 4 beds. Single person units are high demand in Harborough. I have also suggested a look a quarter houses and terrace type schemes as opposed to  block schemes and the possibility of incorporating innovation that accommodates office space in the I bed units to allow for home working and future proofing homes that will be required in future to allow alternate patterns for  work / home provision.

1. I raised the issue related to site density 80 - plus units in Husbands Bosworth may be deemed very high against the positive   benefits  this number provides in the current climate is to aid the delivery of much needed affordable housing.


2. Design and Visual Impact 
It was useful to meet on site, and I thought the site was quite well screened and related quite well to the existing settlement, particularly with the proposed pedestrian/cycle link, which I think is a good idea and improves connectivity especially to key services and the school-linking to the pedestrian crossing. The site is obviously considerable in scale and does not particularly reflect the immediate low key nature of development, although I appreciate that there is other more intensive residential development off Welford Road in the vicinity. A landscape visual impact assessment will further demonstrate views in/out of the site, but in broad terms I consider it “well contained”, particularly if hedges and trees can be retained and enhanced..

3. Layout and landscaping
      
     I think the scheme submitted may be indicative, and does appear a bit  
     Regimented and dense, but I think the overall design concept is well thought 
      out, including the areas of biodiversity net gain and attenuation basin.
     I will feed back any further comments from Matt Bills, particularly regarding on 
     site open space/ Play space requirements in due course.
     Planting around parking areas is encouraged.  
     Provision should be made for electric vehicle charging and pedestrian  
     links made and enhanced to the nearby bus stop and to the pavements  
     leading up to.  

4. Residential Amenity
     Given the site location, I don’t envisage that this will be a particular issue but 
     please refer to the Development Management SPG in respect of minimum 
     distance to/between properties. A Construction Management Plan will be 
     required.

 
5.  Highway Matters
I understand that you are liaising separately with Leicestershire County Council (highways).   Internally, your layout should provide sufficient off-street parking for each use (the Leicestershire Highway Design Guide refers) and promote sustainable transport methods, as suggested in point 3 above.  

6.  Flooding and Drainage

You should submit a full Flood Risk Assessment and Drainage Strategy which addresses all of these 10 points, upfront with the application.  In accordance with Local Plan policy CC3, the FRA must also include an assessment of existing run-off rates, calculation of greenfield run-off rates, identification of measures to reduce run-off rates, calculation of proposed run-off rates and calculation of increased risk due to climate change.

7.  Ecology and Trees

     I note that you propose to provide onsite biodiversity net gain in accordance
     with National and local requirements, which is welcomed, and also to retain
     existing hedges and trees to the site perimeters. I would prefer to see all  
     boundary hedges outside of the residential curtilage as this will help to ensure
      retention and proper maintenance-this is often recommended by Ecology. This 
     will be very important for both screening and ecological benefits. Additional 
     native planting throughout the site would also be beneficial.
     
     Neighbourhood Plan policies:
     
POLICY ENV 4: LOCAL LANDSCAPE CHARACTER The area mapped in figure 8  (page 41), comprises a landscape that is an important and highly valued environmental resource within Husbands Bosworth parish. Development must respect the distinctive landscape character of the area as identified in the Laughton Hills Landscape Character Area. Development should respect features of landscape importance, safeguard important views, skylines and landmarks and restore or provide equivalent mitigation for landscapes that would be harmed as a result of development.
POLICY ENV 7: BIODIVERSITY PROTECTION IN NEW DEVELOPMENT – The provision of the following will be supported: a. Roof and wall construction following technical best-practice recommendations for integral bird nest boxes and bat breeding and roosting sites b. Hedges (or fences with ground-level gaps) for property boundaries that maintain connectivity of habitat for hedgehogs


6.  Determination
The application would fall to be determined by the Planning Committee as it is over 25 dwellings.


7. Submission/Section 106
In planning terms, Full or Outline with Reserved Matters is required.  Such an application would be for major development, will be considered against all relevant development plan policies and will require the full range of S106 contributions. If there are any financial viability issues in relation to contributions, a financial viability assessment will be required, and this will need to be verified independently (at cost to the Applicant).
 


	
Additional Parties to Consult Prior to Submission of a Formal Planning Application

	
1. HB Parish Council
2. Neighbouring properties


	
Submission Requirements

	
See on-line guidance Planning portal/HDC

	
Conclusion
	
In my opinion, the proposal would provide significant benefits in respect of the delivery of affordable dwellings, but is undoubtedly large in scale, and may be viewed as out of character with this part of the village. However, I also note that it is well contained and screened which weighs in its favour. I think consultation with the Parish and neighbours is essential in this instance and prior to submission.


	
Disclaimer
	
The above advice is based on officer opinion only and does not prejudice any subsequent decision of the Local Planning Authority pursuant to the submission of a formal planning application which may generate previously unknown issues either through responses to statutory consultations or evaluation of the more detailed information submitted with the application. The decision on a formal application may also be made by the Planning Committee which, democratically, is entitled to arrive at a different conclusion to the planning officers provided that decision is based on reasonable planning grounds.
	



