Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: SW/EL

	Application No: 
	3/2012/0987/P

	Development Proposed:
	Application for discharge of condition 1 (notes), condition 2 (slab levels), condition 3 (bird/bat provisions), condition 4 (construction method statement), condition 5 (gable windows) and condition 6 (acoustic requirements) of planning permission 3/2012/0394/P at Montgomerie Gardens, off Woone Lane, Clitheroe 

	CONSULTATIONS: Parish/Town Council

	Town Council – N/A

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A

	CONSULTATIONS: Additional Representations.

	N/A

	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy DMG1 – Core Strategy Submission Draft

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

	Consent is sought to discharge a number of conditions that were imposed on application 3/2012/0394/P which detailed reserved matters approval for the design and appearance of 78 units in the area surrounding the former Primrose Mill.  The application was made valid on 1 November 2012, and since that time various requests have been made for additional information in order to satisfactorily address the requirements of the conditions sought for discharge.  Information is still outstanding and works have commenced on site with some properties completed.  For the purposes of this application the conditions to be discharged and details submitted are described as follows:

Condition 1 – this requires the development to be implemented in accordance with a list of submitted drawings detailing all house types, walls, fences, garages and landscaping.  Until all of the development is completed as per the submitted and approved details no discharge of this condition can be granted. 

Condition 2 – this is a prior to commencement of development condition requiring details of slab levels of units, road and garden levels and that development be carried out in accordance with those details.  Drawing 5454/11REVA provides such details and this shows satisfactory details to partially discharge the condition in respect of the level of information provided.  I am mindful that works have commenced on site in advance of the formal discharge of this condition but given these details were acceptable on submission of this application consider that the condition can be partially discharged as there remains need to complete the development in accordance with the slab levels hereby approved.

Condition 3 – this is a prior to commencement of development condition.  The purpose of this condition is to secure details of bird nesting boxes and artificial bat roosting sites.  Details have been provided and inspected by the Council’s Countryside Officer who has stated he is satisfied with the details submitted.  Thus as these details were originally submitted prior to the commencement of development I consider that a partial discharge of this condition can be granted as there remains the need to incorporate the approved details into the construction process. 

Condition 4 – another prior to commencement of condition which concerns itself with submission of a construction method statement.  A route of build plan was initially submitted that denoted parking areas for sub-contractors and material storage, a 20m x 20m compound, sales car park as well as a site waste management plan.  These were submitted to meet i, ii, iii, vii on the list of requirements.  Details missing were wheel washing facilities, security hoardings and measures to control the emission of dust and dirt during construction.  Clarification was sought from the applicant on a number of matters and the email and accompanying plans received on 23 April provided sufficient detail in order to meet the full submission requirements of the condition.  An email dated 1 July 2013 received from the applicant provided elevational details of the sales office to be built on a plot where house type Twain has been approved.  These were not as the approved house type as the door and eaves detailing were different.  This was brought to the applicant’s attention in an email dated 10 July with no response received.  However the unit has now been constructed in accordance with the approved drawings except for glazing where the garage doors should be.  However as that is not a specific matter required of condition 4 it is not for consideration here.  Having regard to the submitted information I am satisfied that sufficient detail is provided in order that a partial discharge of condition 4 can be granted.  The details were with the Council prior to commencement but there remains the need to adhere to the approved details throughout the duration of the build.

Condition 5 – concerns itself with details of obscure glazing and non-opening windows in certain plots in the interests of amenity.  Details submitted on 23 April confirm the glazing to have a privacy rating of 5 (1 being the least obscure and 5 being the most obscure).  Thus the condition can be discharged insofar as it relates to the details provided but there remains the need to install the windows and for them to be non-opening and thereafter maintained in that condition in perpetuity.  

Condition 6 – details are required of an acoustic barrier along the site’s southern boundary and glazing to minimise the effects of the adjacent industrial process.  Such details to be submitted prior to commencement of development.  At the time of submission an Environmental Noise Study was included which also considered the impact of the railway line on properties to that boundary.  It provides glazing and ventilation proposals for living and bedroom spaces and makes reference to the need for the provision of a 2m high close boarded timber fence to the northern and southern site boundaries in order to provide additional protection against noise from the existing industrial unit and railway line.  The Council’s Head of Environmental Services examined the submitted details and commented that acoustic glazing should cover all aspects of properties at the highlighted locations and the submitted diagram showed the sides of properties to the south without acoustic glazing.  The property in the south west corner also needs appropriate glazing fitted to its rear.  These requests have been passed to the applicant along with a request that plan be submitted denoting the precise locations of the suggested 2m fence (email dated 10 July).  There has been no response to that and therefore on the basis of the information submitted without the additional details requested I am unable to discharge condition 6.

To conclude condition 1 cannot be discharged as the scheme needs to be implemented in accordance with the approved list of plans.  Insufficient information is submitted in order to meet the requirement of condition 6 and so that cannot be discharged.  However conditions 2, 3, 4 and 5 can be partially discharged.

	SUMMARY OF REASONS FOR APPROVAL:

	N/A.

	RECOMMENDATION: That conditions 2, 3, 4 and 5 be partially discharged and conditions 1 and 6 cannot be discharged.


DATE INSPECTED: 














