Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: SW/CMS

	Application No: 
	3/2011/0081/P

	Development Proposed:
	Application for the discharge of condition 1 (timescale), condition 2 (approved drawings), condition 3 (materials), condition 4 (landscaping), condition 5 (Section 106 Agreement), condition 6 (renewable energy), condition 7 (window glazing), condition 8 (vehicular access), condition 9 (contaminated land assessment), condition 10 (surface water regulation), condition 11 (estate road) and condition 12 (proposed slab levels) of planning consent 3/2010/0054/P at land adjacent to rear of Primrose Mill, Woone Lane, Clitheroe

	CONSULTATIONS: Parish/Town Council

	Town Council – N/A.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No objections. No observations received.

Environment Agency – On the basis of further information provided from GEA Ltd have no objections to the discharge of condition 9 and further to having sight of correspondence between the applicant and United Utilities have no objections to the discharge of condition 10.

United Utilities – No objection in principle to removing the waste water conditions attached to the applications.

	CONSULTATIONS: Additional Representations.

	N/A.

	RELEVANT POLICIES:

	Policy G1 - Development Control.

	COMMENTS/ENVIRONMENTAL/AONB/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	Consent is sought for discharge of the conditions attached to planning application 3/2010/0054/P which secured consent for the development of 25 affordable units.  The details submitted for discharge are as follows:

Condition 1
Development is underway on site and has thus commenced within the prescribed time period.  However it is noted that prior to the commencement of development conditions sought for discharge here namely 4, 6, 9, 10 and 12 should have been duly discharged.

Condition 2
This requires the development to be built in accordance with the approved drawings.  Until such time as the scheme is complete, this cannot be established.  Thus the condition cannot be discharged.

Condition 3

This condition requires approval of walling and roofing materials prior to their use in the proposed works.  The walling material is specified as darlstone reconstituted stone buff brown colour split faced with a sample panel being erected on site.  This is considered satisfactory.  In terms of the roofing material this is to be Marley modern interlocking concrete tiles colour smooth grey which again is considered appropriate.

Condition 4

Is a prior to commencement condition requiring the submission of a landscaping scheme.  A scheme has been submitted and detailed on drawing L2882/34 and shows rear grassed areas to the dwellings and areas of shrub planting to the front of units and to act as a means of breaking up the expanse of tarmac that forms the parking bays.  I am satisfied that in terms of the hard and soft landscaping shown, the scheme is appropriate but there still remains the need to implement and maintain the scheme in accordance with the details submitted and requirements of the condition.  Thus condition 4 cannot be discharged in its entirety.

Condition 5

States that the permission shall relate to a Section 106 Agreement dated 24 March 2010 which includes mechanisms for the delivery of affordable housing and contributions and triggers for highway improvements and public open space.  This condition cannot be discharged as the Section 106n remain in force and relates not only to this scheme but the wider Primrose regeneration.

Condition 6

This concerns itself with renewable energy and asks for a scheme to be submitted prior to commencement of development.  The applicant has submitted a sustainable energy statement dated November 2010 and drawings L2882/PL01 – PL04 which detailed the use of photovoltaics.  Information has been provided to demonstrate that this would meet the 10% requirement and having regard to the elevational details provided, I do not consider that there would be significant detriment to visual amenity from this scheme’s implementation.  Thus the first half of condition 6 can be discharged but there remains the need to provide the scheme in accordance with the detailed provided and retain thereafter in perpetuity.

Condition 7

This requires windows in the gables of blocks 1 and 2 to be obscure glazed to the satisfaction of the LPA and remain in that manner in perpetuity.  No details of obscure glazing have been submitted for consideration and thus the condition cannot be discharged.

Condition 8

Requires all construction traffic to access the site via Woone Lane in accordance with details outlined in a transport statement dated January 2010 submitted in relation to the original application.  It would appear that this is happening but as the scheme is not complete to discharge the condition would prove detrimental to highway safety as construction traffic still needs to access/exit the site via the specified route until such time as the development is complete.  The condition therefore cannot be discharged.

Condition 9

Concerns itself with ground investigation and was requested by the Environment Agency.  They have reviewed the documentation submitted and express concerns in relation to the original desk study report dated November 2010.  The agency have been in direct contact with the applicant since that time in order to address those concerns with additional information submitted to them.  They now accept the conclusions of GEA Ltd that risks of pollution to control the waters from this land appear to be low and they have no objection to discharge of the condition.

Condition 10

Another prior to commencement condition seeking submission for a scheme concerning surface water regulation.  Whilst the Environment Agency initially commented that they were unable to recommend discharge of this condition and need additional information to confirm how the proposed surface water discharge rate and surface water volume link to the rate and volume identified within the FRA.  A subsequent e-mail dated 28 April 2011 indicates that they now consider the condition can be discharged having had sight of correspondence between the applicant and United Utilities.  There is part of the condition however that requires the works to be completed in accordance with the approved drawings and thus a partial discharge is in order in respect of this condition.

Condition 11

States the new estate road would be constructed in accordance with LCC specification for construction of estate roads.  As the estate road has not been constructed this cannot be discharged.

Condition 12

Requires details of proposed slab levels prior to commencement.  The FFL are detailed on drawing 48056/prelim rev 2 and do not detail any significant change in ground levels to accommodate the footprint of the respective buildings.  The condition can thus be discharged even though I am mindful that development commenced and was well underway prior to the submission of these details.



	RECOMMENDATION: That some of the conditions applied for can be discharged, namely 1, 3, 9 and 12 in their entirety, conditions 4, 6 and 10 be discharged in part and conditions 2, 5, 7, 8 and 11 cannot be discharged.


DATE INSPECTED: 














