Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: SW

	Application No: 
	3/2011/0913/P

	Development Proposed:
	Application for discharge of condition 2 (plan drawings), condition 5 (Section 106 Agreement), condition 7 (gable windows, block 1 and 2), condition 8 (access arrangements) and condition 11 (new road construction) of planning consent 3/2010/0054/P at land at 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 formal comments received by the scheme has been discussed informally.



	CONSULTATIONS: Additional Representations.

	N/A.



	RELEVANT POLICIES:

	Policy G1 - Development Control.



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

	Consent is sought for discharge of conditions attached to planning application 3/2010/0054/P which secured consent for the development of 25 affordable units.  A previous application 3/2011/0081/P gained approval for discharge or partial discharge of some of the conditions but did not discharge others due to lack of information or nature of condition.  The details submitted for discharge under this application are as follows:

Condition 2

This requires the development to be built in accordance with the approved drawings.  It was evident from a site visit that the scheme has not been implemented in accordance with the approved drawings in a number of ways.

Firstly the elevational drawings for blocks 1, 2, 3, 5, 6 and 7 show windows at ground floor to be the same height as those at first floor.  This is not the case on site and even though I have no objection to the size of windows inserted at ground floor, the elevational treatment of the aforementioned blocks is not strictly in accordance with drawings 905/P3, 906/P4, 907/P4, 902/P1, 909/P2, 903/P1.

The other difference evident on site was in association with drawing 901/P2 proposed site plan.  This clearly shows parking bays to the front of the blocks of residential development and in particular marked out 8 disabled spaces.  It was evident from the site visit that the parking spaces had not been laid out in the manner shown on the approved drawing even though the total number of spaces provided is appropriate for the development.  Only two disabled spaces are marked, not the 8 shown on the aforementioned drawing.  This has been discussed with the County Surveyor who has advised that he would not raise any objection to the parking layout shown and thus in terms of expediency there would be no merit seen in pursuing this matter.  However, that said, I am unable to discharge the condition in respect of drawing 901/P2 as there has been deviation away from the layout of the external space as shown on the approved drawing and similarly with the drawings which refer to the elevational treatments as described above.

Condition 5

Consent was sought to discharge this condition previously under 3/2011/0081/P at which time the applicant was advised that the condition could not be discharged.  The wording of the condition 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 financial contributions towards public open space.  This condition cannot be discharged, the Section 106 Agreement remains in force and relates not only to this scheme but the wider Primrose regeneration area.

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.  Whilst no details of obscure glazing were submitted for consideration, it is evident on that that an appropriate type of glazing has been used in these windows.  Therefore the condition can be partially discharged insofar as the glazing used in construction is acceptable but there remains the need to retain the glazing in perpetuity.

Condition 8

This required that all construction traffic associated with the development should access the site via Woone Lane in accordance with the details outlined in the transport statement dated January 2010.  The development is now complete and to my knowledge the condition requirements have been complied with.  It can thus be discharged.

Condition 11


This requires the new estate road to be constructed in accordance with the LCC specification for construction of estate roads prior to occupation of any of the dwellings.  The County Surveyor has advised me verbally that the works are satisfactory and the condition can be discharged.

Having regard to all the above therefore I recommend accordingly.



	RECOMMENDATION: That Conditions 8 and 11 can be discharged in their entirety and condition 7, partially discharged insofar as it relates to the use of obscure glazing – there remains a need to retain the glazing in perpetuity.  Conditions 2 and 5 cannot be discharged.
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