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Our ref: LHS/CS/3/2016/0764 
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For the attention of Stephen Kilmartin 
 
Proposal: Demolition of existing workshop buildings (other than the main 3 storey 

element), conversion of the main 3 storey element to provide 14 residential 
apartments, the erection of 4 residential apartments, erection of cycle/refuse 
store, laying out of parking and circulation areas, and associated 
landscaping. Resubmission of planning permission 3/2015/0266. 

Location: Primrose Works Primrose Road Clitheroe Lancashire BB7 1BS 
Grid Ref: 373687 - 440694 

 
With regard to your letter dated the 17th August 2016. 
 
The Highway Development Control Section understands the current planning 
application is concerned with the internal layout of the site only and the site access 
and impact on the surrounding highway infrastructure was approved by planning 
application3/2015/0266 
 
Based on the car parking recommendations in the Joint Lancashire Structure Plan 
and the Ribble Valley Parking Standards, the Highway Development Control Section 
is of the opinion that the applicant has provided adequate secure cycle facilities and 
off-road parking provision for this type and size of development. 
 
The Highway Development Control Section is of the opinion that the current private 
site access road is not to an adoptable layout and would not be considered for 
adoption, although the proposed highway layout is acceptable for all highway users 
including pedestrians and cyclist, with adequate turning facilities for emergency 
vehicles and twin axel refuse vehicles. 
 
The Highway Development Control Section recommends the local planning authority 
attaches a condition requiring  an agreement between the applicant and the local 
highway authority under Section 38 of the Highways Act 1980 or the constitution and 
details of a Private Management and Maintenance Company confirming funding, 
management and maintenance regimes Reason: - To ensure that the estate streets 
serving the development are completed and thereafter maintained to an acceptable 
standard in the interest of residential / highway safety; to ensure a satisfactory 
appearance to the highways infrastructure serving the development; and to 
safeguard the visual amenities of the locality and users of the highway.  
The reasoning for the above recommendation is based on the "draft planning 
conditions for adoption of new roads" by the Department of Transport.  
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The Highway Development Control Section recommends the following conditions as 
part of the formal planning decision: - 
 
1. For the full period of construction, facilities shall be available on site for the 

cleaning of the wheels of vehicles leaving the site and such equipment shall 
be used as necessary to prevent mud and stones being carried onto the 
highway. The roads adjacent to the site shall be mechanically swept as 
required during the full construction period. Reason; To prevent stones and 
mud being carried onto the public highway to the detriment of road safety.  

2. The layout of the development shall include provisions to enable vehicles to 
enter and leave the highway in forward gear and such provisions shall be laid 
out in accordance with the approved plan and the vehicular turning space 
shall be laid out and be available for use before the development is brought 
into use and maintained thereafter. Reason: Vehicles reversing to and from 
the highway are a hazard to other road users.  

3. The car parking and manoeuvring scheme to be marked out in accordance 
with the approved plan, before the use of the premises hereby permitted 
becomes operative and permanently maintained thereafter. Reason: To allow 
for the effective use of the parking areas.  

4. No part of the development shall be occupied until details of the forward 
visibility splays visibility have been approve by the planning authority and the 
land within these splays shall be maintained thereafter, free from obstructions 
such as walls, fences, trees, hedges, shrubs, ground growth or other 
structures within the forward visibility splays in excess of 1.0 metre in height 
above the height at the centre line of Woone Road. 
Reason: To ensure adequate visibility at the street junction or site access in 
the interest of highway safety in accordance with Quality of Development 
Policy and Transport Policy in the Local Plan. 

5. The cycling facilities to be provided in accordance with the approved plan, 
before the use of the premises hereby permitted becomes operative and 
permanently maintained thereafter. Reason: To allow for the effective use of 
the parking areas the promotion of sustainable forms of transport and aid 
social inclusion.  

6. Prior to the start of the development, a joint survey shall be carried out 
between the developer and the planning authority (in conjunction with the 
highway authority) to determine the condition of Woone Road A similar survey 
shall be carried out within six months of the completion of the last. House, and 
the developer shall make good any damage to Woone Road to return it to the 
pre-construction situation. Reason; To maintain the construction Woone Road 
in the interest of highway safety.  

7. A Traffic Management Plan for the construction works, to be approved in 
writing by the planning department before any works begin on site and to 
include:- 

• The parking of vehicles of site operatives and visitors; 

• Loading and unloading of plant and materials used in the construction of 
the development; 

• Storage of such plant and materials; 

• Wheel washing facilities; 
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• 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) 

• Routes to be used by vehicles carrying plant and materials to and from 
the site; 

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

Reason: to protect existing road users. 
8. No development shall be commenced until an Estate Street Phasing and 

Completion Plan has been submitted to and approved in writing by the Local 
Planning Authority. The Estate Street Phasing and Completion Plan shall set 
out the development phases and the standards that estate streets serving 
each phase of the development will be completed. The Estate Street Phasing 
and Completion Plan shall set out dates for entering of the section 38 
agreement of the Highways Act 1980 and/or the establishment of a private 
management and Maintenance Company. Reason: -To ensure that the estate 
streets serving the development are completed and thereafter maintained to 
an acceptable standard in the interest of residential financial security and 
highway safety; to ensure a satisfactory appearance to the highways 
infrastructure serving the development; and to safeguard the visual amenities 
of the locality and users of the highway. 

9. No development shall be commenced until the estate street fronting the 
property has been completed in accordance with the Estate Street 
Development Plan. Reasons: - To ensure that the estate streets serving the 
development are completed and maintained to the approved standard, and 
are available for use by the occupants, and other users of the development, in 
the interest of highway safety; to ensure a satisfactory appearance to the 
highways infrastructure serving the approved development; and to safeguard 
the visual amenities of the locality and users of the highway, in accordance 
with Policies X, Y and Z of the Development Plan.  

10. No development shall be commenced until details of the proposed 
arrangements for future management and maintenance of the proposed 
streets within the development have been submitted to and approved by the 
local planning authority. [The streets shall thereafter be maintained in 
accordance with the approved management and maintenance details until 
such time as an agreement has been entered into under section 38 of the 
Highways Act 1980 or a private management and Maintenance Company has 
been established].  

11. No development shall be commenced until full engineering, drainage, street 
lighting and constructional details of the streets proposed for adoption have 
been submitted to and approved in writing by the Local Planning Authority. 
The development shall, thereafter, be constructed in accordance with the 
approved details, unless otherwise agreed in writing with the Local Planning 
Authority. Reason: In the interest of highway safety; to ensure a satisfactory 
appearance to the highways infrastructure serving the approved development; 
and to safeguard the visual amenities of the locality and users of the highway 
in accordance with Policies [X, Y and Z] of the Development Plan.  
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The Highway Development Control Section recommends the following notes as part 
of the formal planning decision: - 
 
1. The highway is not to an adoptable layout and will remain private. 
2. The grant of planning permission does not entitle a developer to obstruct a 

right of way and any proposed stopping-up or diversion of a right of way 
should be the subject of an Order under the appropriate Act.  

3. The applicant is advised that the modified site access, will need to be 
constructed under a section 278 agreement of the 1980 Highways Act. The 
Highway Authority hereby reserves the right to provide the highway works 
within the highway associated with this proposal. Provision of the highway 
works includes design, procurement of the work by contract and supervision 
of the works. The applicant is advised to contact the Environment Directorate 
before works begin on site. Further information and advice can be found at 
www.lancashire.gov.uk and search for "278 agreement". 

 
If you have any questions please do not hesitate to contact me. 
 
Yours sincerely 
 
 
 
Stewart Gailey 
Highway Development Control Engineer 
 


