RECOMMENDATION FOR PLANNING AND DEVELOPMENT COMMITTEE

DEFER AND DELEGATE TO THE DIRECTOR OF COMMUNITY SERVICES

DATE:


26th March 2013

REF:


SK/

CHECKED BY:


APPLICATION NO:
3/2013/0035 (GRID REF: SD 372830 441082)

PROPOSED RESERVED MATTERS APPLICATION FOR UP TO 270 RESIDENTIAL DWELLINGS, A DOCTORS SURGERY, LANDSCAPE, OPEN SPACE, HIGHWAYS AND ASSOCIATED WORKS AT LAND OFF HENTHORN ROAD, CLITHEROE.

	TOWN COUNCIL:
	Has put forward comments regarding the application.  Members are referred to the file for full details of their comments which can be summarised as follows:

1. Plots 184, 196 and 197 are located in very close proximity to the boundary of properties on Fairfield Drive, Henthorn Road and partly Fairfield Close.

2. The presence of the aforementioned properties will result in substantial visual intrusion, which can only be mitigated by reducing the height of the properties along the boundary or locating them further from the boundary and the relevant boundary.

3. Request that an agreement be made that existing hedges will be maintained to acceptable heights.

4. Request that a wheel wash facility be required during the construction phase of the development.

5. Have made comments regarding the off-site highways works required as part of condition 11, in particular the requirements for highways modifications to Woone Lane (North)

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	No objections made in respect of the development. 

(Members will note that the County Surveyor has indicated the intention to make comments regarding the Travel Framework Plan)

	
	
	

	ENVIRONMENT AGENCY:
	Have made representations in respect of the discharge of conditions relating to the original outline approval, no comments are deemed relevant to the determination of the reserved matters application.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	17 letters of objection have been received.  Members are referred to the file for full details which can be summarised as follows:

1. The additional pressure on the existing public transport and road infrastructure within Clitheroe as a result of the development.

2. Concerns regarding the retention of the existing hedge along the northern boundary of the site with Fairfield Drive and its future maintenance.

3. The proposed boundary fence located along  the boundary with the properties located on Fairfield Drive would allow future residents of the development to potentially remove portions of the hedge.

4. The proximity and height of the proposed dwellings and their relationship with the properties on Fairfield Close, Fairfield Drive and Henthorn Road.

5. No buffer zone has been provided between the proposed dwellings, their gardens and that of the existing dwellings as per other approved developments within Clitheroe.

6. An appropriate stand off distance be maintained between the proposed dwellings and the existing watercourse to negate any potential flooding issues as a result of the development.

7. No detail has been provided within the application regarding the maintenance and “reinforcing” of the existing hedgerow.

8. Proximity of house type DD in relation to existing boundaries and dwellings and the potential overbearing impact and loss of light resultant.

9. Objections relating to the location of the site compound along the northern boundary and the resultant detrimental effect upon residential amenities for existing residents during the construction phase of the development.

10. The reserved matters application is not in accordance with condition 8 of the outline approval that requires any subsequent application be “in substantial accordance… with the Illustrative Masterplan 4370-P-02-Rev-I”.

11. The proposed access location has changed from that of the original outline approval.

12. Concerns regarding the submitted Construction method Statement (Required as part of condition 24 of the outline approval) is not site specific and generic in nature.

13. That access to the development site be maintained for use by the adjoining Kennels by the inclusion of a gate into the proposed boundary fencing.

14. Proposal lacks connectivity with no pedestrian or cycle links proposed as part of the development contrary to the intentions set out within the original outline approval.

15. The landscape buffer on the southern boundary with Henthorn Road as indicated on the approved outline permission has been omitted from the current submission.

16. The approved Illustrative Masterplan proposed small cells of development and pockets of housing; the current proposal fails to reflect this approach.

17. The location of a 2.5 storey building along the northern boundary in close proximity to the properties on Fairfield Close.

18. Speed limits should be imposed along Henthorn Road that restrict traffic to 20mph in the interests of highway safety.

19. Planning condition 11 attached to the original outline approval makes no mention of the modifications along Woone Lane, which should be required to be undertaken.

20. The site waste management plan lists the wrong site address.



	
	
	


Proposal

This application seeks reserved matters consent for the erection of 270 dwellings and associated landscaping on land off Henthorn Road.  

The submitted details propose  a mix of 1, 2, 2.5 and 3 storey dwellings in varying locations  that will provide a mixture of accommodation ranging from 2 to 4 bedrooms, 95 of which are proposed to be affordable housing.  The proposal is accompanied with a detailed landscaping proposal that will result in the reinstatement of an existing watercourse that intersects the site, significant landscaping to the southern boundary, the retention of the majority of existing hedgerow and the creation of a community woodland/park to the western extents of the site.

Site Location

The site is located to the northwest of Henthorn Road.  The rear gardens of properties fronting Fairfield Drive abut its north-eastern extreme; located directly to the north are a kennel and cattery facility and public playing fields; to the west Clitheroe Caravan and camping Club and the Ribble Way long distance footpath alongside the river and to the south by Sidows hall and agricultural land.  The eastern boundary of the site dog-legs around the rear of Henthorn Farmhouse (a Grade II listed building), the White House and other properties fronting Henthorn Road.

The site is approximately 15.7 hectares in size, is Greenfield in nature and in agricultural use.  It lies outside the settlement limit within land designated Open Countryside with the settlement boundary immediately abutting the rear garden boundaries of properties fronting Fairfield Drive i.e. the north eastern boundary of the proposal site.  The site is roughly “L” shaped in form with variances in topography throughout with land rising away from Henthorn Road with the western extents of the site descending towards the river.

Relevant History

3/2010/0719 – Outline application for the proposed residential development of up to 270 dwellings, doctors surgery, landscape, open-space, highways and associated works – Application was refused but subsequently granted outline planning permission at appeal with conditions  - 26th March 2012

Relevant Policies

Ribble Valley Districtwide Local Plan 
Policy G1 - Development Control. 

Policy G3 - Settlement Strategy. 

Policy ENV10 - Development Affecting Nature Conservation. 

Policy ENV13 - Landscape Protection. 

Core Strategy 2008 – 2082 – a Local Plan for Ribble Valley Regulation 19/22 Consultation Draft 
Policy DMG1 – General Considerations. 

Policy DMG2 – Strategic Considerations. 

Policy DME2 – Landscape and Townscape Protection. 

Policy DME3 – Site and Species Protection and Conservation. 

National Planning Policy Framework (NPPF).
Environmental, AONB, Human Rights and Other Issues

Members will note that the principle of residential development on this site has already been established under the outline planning submission 3/2010/0719/P, with permission being granted at appeal (Ref: APP/T2350/A/11/2161186) for outline planning permission for up to 270 dwellings, a doctors surgery, landscape, open space, highways and associated works with all matters reserved, save for that of vehicular access. 

In respect of the current application, the original layout put forward by the applicant, in terms of overall arrangement and approach, was deemed to differ significantly from that of which was originally approved at outline planning stage and was deemed not to be in accordance with condition 8 which states that:

“The submission of reserved matters in respect of layout, scale, appearance and landscaping and implementation of development shall be carried out in substantial accordance with the Development Framework Plan 4370-P-01 Rev-G, Design & Access Statement 4370/DAS Rev-C and the illustrative Masterplan 4370-P-02-Rev-I.”

Through extensive negotiation with the applicant the Local planning Authority (LPA) has sought numerous amendments to the original submission to ensure that it is reflective of the principles and design approach originally approved at outline planning stage whilst having regard to matters of concern as follows:

· Matters of highway safety. 

· Matters of visual and residential amenity.

· Matters of layout, townscape and streetscape in relation to the principles of good urban design.

· Matters of appearance in relation to the proposed dwellings, their respective boundary treatments and the overall response to the wider and immediate context/setting.

· Matters of layout and design in respect of the creation of a sense of place and identity.

· Matters regarding landscape value and improvement.

Highways safety

Members will note that the principle, nature and location of the vehicular access has already been established under the outline planning submission 3/2010/0719/P (With permission being granted at appeal Ref: APP/T2350/A/11/2161186)

The proposed internal arrangement and configuration of the site layout has been largely influenced by detailed advice from the Local Planning Authority and the County Surveyor to ensure that the internal roads are to full adoption standards whilst adhering to the principles contained within the original approved Design & Access Statement and Illustrative Masterplan whilst embodying the principles of good urban design.  

The County Surveyor has stated he has no objection to the proposals but has indicated that he may wish to make further comment on the submitted Travel Framework Plan and the operation of the temporary bus stop facilities during the construction phase.

Residential Amenity

In respect of potential impact upon residential amenity, I consider the distances between the existing and proposed dwellings satisfactory so as not to adversely impact upon existing amenities.  A number of the proposed dwellings along the northern extents of the proposal site have been re-orientated to mitigate any negative impact upon the amenities of existing occupiers and to allow for a more sensitive relationship that counters any potential issues relating to overbearing or over-dominance.  

The submitted plans detail distances ranging from 12.1m and 12.5m between the proposed dwellings and existing properties along the northern boundary where the existing properties are orientated parallel to the site boundary. 

Distances ranging between 23.3m and 46.2m are proposed between the existing and proposed dwellings where they would result in a direct rear to rear facing relationship with the properties fronting Fairfield Drive.  

Furthermore, it is proposed that the new dwellings located along the northern boundary will be located distance ranging from 9.5m and 15.4m from neighbouring rear/side boundaries.  A number of single storey dwellings are also proposed along the northern boundary further lessening their visual prominence.  A side to side elevational distance of 13.7m is has been shown between the White House and the proposed dwellings to the south fronting Henthorn Road.  

I am therefore mindful of the relationship between the proposed dwellings and the existing properties within the area and given the layout and spatial relationships as detailed on the submitted plans, consider the scheme acceptable.

Layout

The submitted site layout plan has been significantly amended in light of comments made by the Local Authority.  The sweeping entry fronting Henthorn Road has been reintroduced that results in the creation of a well defined frontage and ensures a coherent relationship with the existing properties fronting Henthorn Road. The staggered building lines and plot orientation along the southwestern extents of the development aids in softening the appearance of the development upon approach allowing it to be visually read as part of the wider landscape which prevents the development from visually terminating in an abrupt urban edge.  

Within the development irregular and staggered frontages have been employed to break down the townscape into smaller “visual parcels” which is reflective of a more semi-rural pattern of growth whilst ensuring visual interest and diversity within the street scene.

The submitted layout also proposes the creation of a number of “neighbourhood areas” within the development creating a clear hierarchy of spaces that are defined by varying house-type configurations and varied spatial relationships. These areas have been defined within the submitted Design & Access Statement as “The Valley”, “Main Street”, “Gateway Area”, “Green Edge” and “The lanes”.  It is felt that the  inclusion of the varying street and area typologies aids in the creation of a unique character and identity whilst improving the overall legibility within the development.

The layout respects in essence the road hierarchy approved at outline stage and the site layout as indicated on the original Illustrative Masterplan (Ref: 4370-P-02 Rev I).  A “main loop” is proposed that forms the main route within the development and is served via the realigned access off Henthorn Road, lower density parcels of development are located extending outward from the initial “Main Loop”. 

A number of the properties benefit from integral/dedicated garages with all parking being accommodated on-plot or contained within rear parking courts, in areas that are afforded a high level of visibility parking has been accommodated behind the building line thereby lessening the visual dominance of the motor-vehicle upon the street scene.  

I am therefore mindful of the relationship between the layout of the proposed development in relation to the wider and immediate context and given the proposed layout as detailed on the submitted plans, consider the scheme acceptable.

Appearance & Visual Amenity

In respect of the appearance of the proposed dwellings, extensive negotiation has been undertaken with the applicant that discouraged the use of standard housing types/models and their adaptation so as to ensure the development contributes to the creation of a sense of place and clear identity whilst maintaining a contextual response to the wider and immediate setting. 

From the outset it was established by the Local planning Authority that the development in terms of layout and appearance, should represent a transition from the defined urban settlement edge to that of a semi rural context .  Additionally it was encouraged that the typology of the dwellings and their location be informed by their townscape role within the overall layout of the development to aid in the defining of character areas within the development.

Subsequently the submitted plans detail the use of “gateway” house-types that occupy focal points, approach views or vistas and that form part of what are considered to be “key groupings” of dwellings within the development. Material transitions, utilised in concert with a varied material palette within the development have been encouraged to ensure the development results in the creation of a rich and varied streetscape ensuring the development does not appear overly homogenous or suburban in nature.   

The Local planning Authority is currently seeking clarification from the applicant regarding the inclusion of a 3-storey house type within the development.  This matter will be discussed further at Planning Committee following the receipt of further information/details.

A suite of “elevational features” has been agreed upon to further add variance within the house-types and strengthen the proposals relationship with the wider context.  The submitted plans propose the use of reconstituted stone full window surrounds, a variance in window typologies including the inclusion of dark window framing materials on key buildings. 

Feature gables incorporate reconstituted stone corbels, kneelers and parapet copings, with a varied range of door typologies and associated canopy details proposed. 

Variation is also created through the incorporation of varied bay window treatments and plot specific boundary/landscaping treatments including stone and brick walling of varying heights incorporating infill panelling/trellising and stone capping, metal railing and estate fencing 

The elevational language of the proposed dwellings has been amended to be more reflective of the semi-rural nature of the site whilst responding positively to the Clitheroe vernacular without engaging in direct repetition.  

I am therefore mindful of the relationship between the design and appearance of the proposed dwellings in relation to the wider and immediate context and given the proposed housing-types and boundary treatments as detailed on the submitted plans, consider the scheme acceptable.

Landscape

The submitted plans detail extensive landscaping proposals within development site, including the creation of a rural edge community park and woodland at the sites western extents incorporating wider pedestrian and cycle links between the development site, Henthorn Road and the existing riverside recreational areas. 

Water features for ecological enhancement are proposed that will additionally act as balancing ponds as part of the sustainable urban drainage proposals.  A green corridor is proposed that runs north to south through the central portion of the development, which will aid in ecological enhancement including the reinstatement of an existing watercourse.  

A significant landscape buffer is proposed to the southern extents of the site, which will form part of a gateway feature upon entry to the development and lessen the visual intrusion of the development upon the immediate landscape setting.  

Members will note that full landscaping plans indicating the planting to individual plots/curtilages is currently awaited at this stage although the applicant has submitted detailed plans relating to the public open space areas of the development. It is therefore requested that members defer and delegate the application to the Director of Community Services for the approval of planning permission to allow for the Local Planning Authorities Countryside Officer to make a detailed assessment in relation to the submitted and awaited landscaping proposals.

I am therefore mindful of the relationship between the proposed landscaping details and their relation to the wider and immediate context and given the proposals as detailed on the submitted plans, consider the scheme acceptable subject to the receipt of further detail.

Other Matters

There are a number of points raised by objectors that do not sit easily within the headings given to consider the main issues associated with this scheme.  I shall attempt to address these issues below:

Woone Lane:

Reference has been made to the proposed improvement works to Woone Lane and that condition 11 of the previous approval contained no detail referring to these works.  Members will note that the aforementioned improvement works have been agreed as part of a Unilateral Undertaking.  

Kennel Access:

Comments have been received requesting the inclusion and retention of an access from the existing Kennel facilities to the development site. Members will note that issues of private access to the development site are a private matter between the applicant/land owner and the operator of the Kennel facility and is not therefore a material consideration in the determination of the application.

Site Compound:

Objections have been received regarding the location of the proposed site compound and its proximity to existing residents throughout the construction phase of the development.  Members will be aware that the Site Compound details have been submitted as part of the discharge of condition 24 of the outline permission and therefore cannot be considered as part of the reserved matters application.  However, it has been indicated by the applicant that amended details will be provided showing the Site Compound relocated away from neighbouring properties following agreement of the final site layout.

SUMMARY OF REASONS FOR APPROVAL

The proposal has no significant detrimental impact on nearby residential amenity nor would it have an adverse visual impact upon the immediate or wider context.

RECOMMENDATION: That the application be deferred and delegated to the Director of Community Services for approval following the receipt of satisfactory additional landscaping details and amended House Type floor plans subject to the following condition(s): 

1.
This permission shall be implemented in accordance with the proposals as detailed on drawings:

01:

TW/HR/SL/01 Rev M – Composite Site layout - Amended 25th March 2013.

02:

TW/HR/SL/03 Rev A – Storey Height Plan - Amended 22nd march 2013.

03:

TW/HR/SL/04 Rev B – Materials Distribution Plan - Amended 22nd March 2013.

04:
Dwg No.4271.07 – Landscape Structure Plan, Public Open Space (1of 2) - Amended 22nd March 2013.

05:
Dwg No.4271.08 – Landscape Structure Plan, Public Open Space (1of 2) - Amended 22nd March 2013.

06:

TW/HR/FBTP/01 – Front Boundary Treatment Plan - Amended 22nd March 2013.

07:

SD/Henth/001 Rev B – Proposed Slab Levels - Amended 22nd March 2013.

08:

Street Elevations & Site Sections - Amended 22nd March 2013.


09:

Bus Stop Details - Amended 22nd March 2013.

10:
TW/HR/HT/Gar/1 – Single Garage Plans & Elevations Brick - Amended 22nd March 2013.

11:
TW/HR/HT/Gar/2 – Single Garage Plans & Elevations Stone - Amended 22nd March 2013.

12:
TW/HR/HT/Gar/3 - Double Garage Plans & Elevations Brick - Amended 22nd March 2013.

13:
TW/HR/HT/Gar/4 – Double Garage Plans & Elevations Stone - Amended 22nd March 2013.

14:
TW/HR/HT/Gar/5 – Double Garage Plans & Elevations Brick - Amended 22nd March 2013.

15:
TW/HR/HT/Gar/6 – Triple garage Plans & Elevations - Amended 22nd March 2013.

16:
TW/HR/HT/A/2B – House Type A Plans & Elevations Brick - Amended 22nd March 2013.

17:
TW/HR/HT/B/2B – House Type B Plans & Elevations Brick - Amended 22nd March 2013.

18:
TW/HR/HT/C/2B – House Type C Plans & Elevations Brick - Amended 22nd March 2013.

19:
TW/HR/HT/D/01B – House Type D Plans & Elevations Stone - Amended 22nd March 2013.

20:
TW/HR/HT/DWC/01 – House Type D Wren Plans & Elevations Brick - Amended 22nd March 2013.

21:
TW/HR/HT/E/01B – House Type E Plans & Elevations Stone - Amended 22nd March 2013.

22:
TW/HR/HT/F/01B – House Type F Plans & Elevations Stone - Amended 22nd March 2013.

23:
TW/HR/HT/G/01B – House Type G Plans & Elevations Brick - Amended 22nd March 2013.

24:
TW/HR/HT/H/01B – House Type H Plans & Elevations Brick - Amended 22nd March 2013.

25:
TW/HR/HT/I/01B – House Type I Plans & Elevations Stone - Amended 22nd March 2013.

26:
TW/HR/HT/J/01B – House Type J Plans & Elevations Stone - Amended 22nd March 2013.

27:
TW/HR/HT/HH/0 – House Type Heron House Plans & Elevations Render - Amended 22nd March 2013.

28:
TW/HR/HT/K/01B – House Type K Plans & Elevations Brick - Amended 22nd March 2013.

29:
TW/HR/HT/BH/01 – House Type Bridge House Plans & Elevations Render - Amended 22nd March 2013.

30:
TW/HR/HT/L/01B – House Type L Plans & Elevations Stone - Amended 22nd March 2013.

31:
TW/HR/HT/M/01B – House Type M Plans & Elevations Brick - Amended 22nd March 2013.

32:
TW/HR/HT/NO/01 – House Type N/O Plans - Amended 22nd March 2013.

33:
TW/HR/HT/NO/02 – House Type N/O Elevations Brick/Render - Amended 22nd March 2013.

34:
TW/HR/HT/P/01 – House Type P Plans & Elevations Brick - Amended 22nd March 2013.

35:
TW/HR/HT/PE/01 – House Type PE Elevations Render - Amended 22nd March 2013.

36:
TW/HR/HT/PE/02 – House Type PE Plans - Amended 22nd March 2013.

37:
TW/HR/HT/Q/01 – House Type Q Plans & Elevations Stone - Amended 22nd March 2013.

38:
TW/HR/HT/R/01 – House Type R Plans & Elevations Brick - Amended 22nd March 2013.

39:
TW/HR/HT/S/01 – House Type S Plans & Elevations Brick - Amended 22nd March 2013.

40:
TW/HR/HT/T/01 – House Type T Plans & Elevations Brick - Amended 22nd March 2013.

41:
TW/HR/HT/TGH/01 – House Type The Gatehouse Plans & Elevations Render - Amended 22nd March 2013.

42:
TW/HR/HT/U/01 – House Type U Plans & Elevations Stone - Amended 22nd March 2013.

43:
TW/HR/HT/V/01 – House Type V Plans & Elevations Render - Amended 22nd March 2013

44:
TW/HR/HT/W/01 – House Type W Plans & Elevations Brick - Amended 22nd March 2013.

45:
TW/HR/HT/X/01 – House Type X Plans & Elevations Stone - Amended 22nd March 2013.

46:
TW/HR/HT/Y/01 – House Type F Plans & Elevations Brick - Amended 22nd March 2013.

47:
TW/HR/HT/Z/01 – House Type Z Plans & Elevations Stone - Amended 22nd March 2013.

48:
TW/HR/HT/AA/01 – House Type AA Plans & Elevations Stone/Brick - Amended 22nd March 2013.

49:
TW/HR/HT/BB/01 – House Type BB Plans & Elevations Stone - Amended 22nd March 2013.

50:
TW/HR/HT/CC/01 – House Type CC Plans & Elevations Stone/Brick - Amended 22nd March 2013.

51:
TW/HR/HT/DD/01 – House Type DD Plans & Elevations Brick - Amended 22nd March 2013.

REASON: For the avoidance of doubt to clarify which plans are relevant.

2.
The approved landscaping scheme submitted with this application shall be implemented in the first planting season following occupation or use of the development and shall be maintained thereafter for a period of not less than 5 years to the satisfaction of the Local Planning Authority. This maintenance shall include the replacement of any tree or shrub which is removed, or dies, or is seriously damaged, or becomes seriously diseased, by a species of similar size to those original planted. 

REASON: In the interests of the amenity of the area and to comply with Policy G1 of the Ribble Valley Districtwide Local Plan and Policy DMG1 of the Core Strategy 2008 – 2028 Regulation 22 Submission Draft.

3.
No development shall take place until details of the provisions to be made for building dependent species of conservation concern, artificial bird nesting boxes and artificial bat roosting sites for that phase have been submitted to, and approved in writing by the Local Planning Authority. The details shall be submitted on a dwelling/building dependent bird/bat species development site plan and include details of plot numbers and the numbers of artificial bird nesting boxes and artificial bat roosting site per individual building/dwelling and type. The details shall also identify the actual wall and roof elevations into which the above provisions shall be incorporated.  The artificial bird/bat boxes shall be incorporated into those individual dwellings/buildings during the actual construction of those individual dwellings/buildings identified on the submitted plan before each such dwelling/building is first brought into use, unless otherwise agreed in writing by the Local Planning Authority. 

REASON: In the interests of biodiversity and to enhance nesting/roosting opportunities for species of conservation concern and reduce the impact of development in accordance with Policies G1 and ENV7 of the Ribble Valley Districtwide Local Plan and Policies DMG1 and EN4 of the Core Strategy 2008 – 2028 Regulation 22 Submission Draft. 

4.
Notwithstanding the submitted details no development approved by this permission shall be commenced until design details and specifications of the internal streetscape and its associated lighting, street furniture, walls, fencing and boundary treatments has been submitted to and approved in writing by the Local Planning Authority. The works shall then be completed in accordance with approved details. 

REASON: In the interests of the visual amenities of the area in accordance with Policies G1 and ENV1 of the Ribble Valley Districtwide local Plan and Policies DMG1 and DMG2 of the Core Strategy 2008 – 2028 Regulation 22 Submission Draft. 

5.
Precise specifications and samples of walling and roofing materials and details of any window and door surrounds including materials to be used shall have been submitted to and approved in writing by the Local Planning Authority before their use in the proposed works.

REASON: In order that the Local Planning Authority may ensure that the materials to be used are appropriate to the locality in accordance with Policies G1 and ENV16 of the Ribble Valley Districtwide Local Plan and Policies DMG1, DMG2 and DME4 of the Core Strategy 2008 – 2028 Regulation 22 Submission Draft, ensuring a satisfactory standard of appearance and given its location.

6.
No development shall take place until details of the children’s play area, as indicated on drawing TW/HR/SL/01 (Amended 22nd march), shall have been submitted to and approved in writing by the Local Planning Authority.

REASON: In order that the Local Planning Authority may ensure that the materials to be used are appropriate to the locality in accordance with Policies G1 and ENV16 of the Ribble Valley Districtwide Local Plan and Policies DMG1, DMG2 and DME4 of the Core Strategy 2008 – 2028 Regulation 22 Submission Draft, ensuring a satisfactory standard of appearance and given its location.

6.
No development shall take place until detailed plans and elevations of the proposed sub-station and foul water pumping station, as indicated on drawing TW/HR/SL/01 (Amended 22nd march), shall have been submitted to and approved in writing by the Local Planning Authority.

REASON: In order that the Local Planning Authority may ensure that the materials to be used are appropriate to the locality in accordance with Policies G1 and ENV16 of the Ribble Valley Districtwide Local Plan and Policies DMG1, DMG2 and DME4 of the Core Strategy 2008 – 2028 Regulation 22 Submission Draft, ensuring a satisfactory standard of appearance and given its location.
NOTES

1. The applicant’s attention is drawn to conditions attached by planning consent 3/2010/0719/P and the informatives that apply equally to this consent.

2. The grant of planning permission will require the applicant to enter into an appropriate Legal Agreement, with the County Council as Highway Authority. The Highway Authority hereby reserved 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 should be advised to contact the Executive Director at PO Box 9, Guild House, Cross Street, Preston PR1 8RD in the first instance to ascertain the details of such an agreement and the information to be provided.
