Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: SW/CMS

	Application No: 
	3/2012/0845/P

	Development Proposed:
	Discharge of condition 4 (Renewable Energy), condition 5 (Surface Water Drainage Scheme), condition 6 (Surface Water Regulation System), condition 7 (Desk Top Study Previous Site Uses), condition 13 (Landscape Management Plan) and condition 15 (Site Access and Highway Improvement) of planning permission 3/2011/0247/P at land off Chapel Close, Low Moor, Clitheroe

	CONSULTATIONS: Parish/Town Council

	Town Council – N/A.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – Informally raises no objection.

United Utilities – Conditions 5 and 6 can be discharged providing that the drainage scheme is built in line with the principles outlined on drawing number 40-01REVP5.

Environment Agency – Recommend refusal of discharge of conditions 5 and 6.  In relation to condition 7 a partial discharge is recommended.



	CONSULTATIONS: Additional Representations.

	One letter has been received expressing concerns about the discharge of surface water into the Mill Race directly behind their stables.



	RELEVANT POLICIES:

	Policy G1 - Development Control. 



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

	Consent is sought for discharge of a number of conditions attached to planning approval 3/2011/0247/P which granted outline consent for the erection of 54 dwellings.  A reserved matters application was submitted under 3/2012/0629/P and subsequently approved on 9 November 2012.  As part of that submission details were provided in terms of compliance with conditions with this separate application submitted in order that specific conditions can be imposed in respect of the details provided – as a reserved matters application only conditions that related to the reserved matters details could be imposed on application 3/2012/0629/P.  Therefore reference will be made here to the details provided in relation to that application but concerning the discharge of conditions and those details which were provided specifically in relation to this application as follows.

Condition 4 requires details to be submitted identifying how a minimum of 10% of the energy requirements for the development will be achieved by renewal energy production methods.  The reserved matters application was supported by an energy statement outlining the approach to be taken and this identifies that reduction in emissions will be achieved by a combination of fabric first ie the construction of the dwelling by enhancing the building fabric and solar thermal heating systems on 7 (15%) of the dwellings.  This combined approach will result in a site-wide energy reduction in energy demands of 10.5% and has been accepted on other sites in the borough.

Condition 5 and condition 6 relate to surface water drainage and surface water regulation.  It is noted that two varying responses have been received from statutory consultees in relation to the discharge of these conditions – United Utilities are satisfied but the Environment Agency are not.  The Environment Agency have been informed of the response from United Utilities but at the time of drafting this report no further correspondence had been received.  Therefore as there is doubt as to whether the appropriate level of information has been submitted (EA wanting to have sight of calculations to support the scheme for surface water drainage) I have no other option that to refuse discharge of these conditions at this point in time.

Condition 7 concerns itself with ground conditions and requires site investigation works to be carried out and the submission of an associated remediation strategy.  There has been some works ongoing at this site and these have, I am told, been enabling works in relation to the remediation of the site.  In carrying out these works, the developer has been liaising with Council Officers who deal with matters of contaminated land and the Environment Agency have commented that sufficient details are provided to satisfy the majority of the condition requirements.  However there remains a need to submit a verification report to the Council upon completion of the remediation works and until that has been done the condition in its entirety has not been satisfied.

Condition 13 requires submission of a landscape management plan for landscaped areas (other than within curtilage of buildings) including the area of public open space.  Details have been provided on soft landscaping throughout the site and are considered acceptable to the Council’s Countryside Officer.  In terms of the area of open space, the plans denote an area bounded by railings incorporating a gated access that is grass seeded with some trees planted to one end.  It would provide an informal area of public open space instead of providing a formal equipped children’s play area.  The development of this site in this location is considered an acceptable design solution and negotiations with the applicant resulted in the addition of some seating of this area.

Condition 15 requires for the construction of a site access.  Details proposed as part of the reserved matters application show the site highway works/design and the County Surveyor confirmed informally that he is satisfied with the details provided in this respect.



	SUMMARY OF REASONS FOR APPROVAL:

	N/A



	RECOMMENDATION: That conditions 4, 7 and 13 be partially discharged, condition 15 be discharged in its entirety and conditions 5 and 6 are not discharged.


DATE INSPECTED: 














