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VARIATION OF CONDITION NO 10 OF PLANNING CONSENT 3/2014/0624/P TO MODIFY THE REQUIREMENT OF RESTRICTING NO SURFACE WATER DISCHARGE TO PUBLIC SEWAGE SYSTEM EITHER DIRECTLY OR INDIRECTLY AT LAND AT PARSONAGE AVENUE, RIBCHESTER
	PARISH COUNCIL:
	Object to the proposal to vary condition 10 and they consider that the developer at the initial stages of the original application submitted a poorly considered application with the need to update and modify a flood risk report.  They believe this undermines the confidence in the applications willingness to consider the issues surrounding the scheme.  They do not believe that the scheme had been clearly thought through and refer to paragraph 10.16 that the believed foul sewer runs alongside railings and is now called a combined sewer that gravity feed to the sewer is to be preferred to pumped solution. 
They consider that there is potential for waters to exceed 5 litres volumes per second and that the decision to dispense of a pumping station appears to leave the question of providing pumping assistance undetermined.  While below ground sewage may be provided by oversized pipeworks it remains unclear where this collection of water will go.  Will it be left to percolate away or will the manholes associated with the pipework allow tankers to take up the surpluses of the disposal elsewhere.  If a latter scenario is correct, who would be responsible for arranging water removal?

Consider that throughout the original document the road drainage appears to be downplayed.  



	UNITED UTILITIES:
	No objection to the variation in condition and consider that the site must be drained on a separate systems combining just prior to connection to the public combined sewage system.  Surface water drainage to the sewage system must be attenuated to a maximum discharge rate of 5 litres per second.

In a further letter of clarification they consider that the applicant has produced evidence that the surface water drainage system which uses infiltration in the form of soakaway cannot achieve the required rate of percolation to operate effectively.
They consider that the developers fully explored the hierarchy and therefore permit the site to drain to the public sewage system.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	23 letters of representation have been received which raise the following concerns:


	
	· Consider that this is a basic requirement of modern building details and that no surface water should be allowed to discharge into the sewage system as failure to do so would risk sewage being discharged into clean water systems by overloading it.

· The proposed development is not designed for flood resilience; there is no reference to future maintenance of the system and that the capacity of storage will reduce as it fills up.

· The proposed development is not designed for flood resilience, there is no reference to future maintenance of the system and that the capacity of storage will reduce as it fills up with silt leading to the likelihood of increased flooding.

· Currently the existing road network does not currently drain adequately.

· Consider that inadequate details was submitted originally and that the soakaway test and flood risk assessments were not done on the whole of the land and that where soakaway tests were done bungalows are to be built and should the Council approve the scheme without sufficient tests there may be a likelihood of further flooding.  They also ask questions to the department relating to the following:
1.
Was prior knowledge of a plan by developers to put water in the public sewer before the planning meeting in September? 

2.
Why was the condition put on in the first place?
3.
Why has no soakaway test been done?

4.
Can we have a written guarantee from Ribble Valley and developers that this will not increase flooding risk in the village?

5.
The ABI this week has just released a national campaign calling for zero tolerance of buildings on flood plains.  Will this be taken into account when the decision is made?




Proposal

This application seeks consent for variation of a planning condition imposed under application 3/2014/0624 which was a detailed application for 15 residential units to comprise 100% affordable housing at land adjacent to Parsonage Road, Ribchester. When the application was approved by Planning and Development Committee there were various planning conditions of which condition No 10 related to details of the surface water drainage scheme. Condition 10 stated “Prior to the commencement of the development, the surface water drainage scheme based on sustainable drainage principles and assessment of the hydrological and hydrogeological context (inclusive of how the scheme shall be managed after completion) shall be submitted to and approved in writing by the Local Planning Authority. The surface water drainage scheme must be restricted to existing run-off rates unless otherwise agreed in writing by the Local Planning Authority, no surface water shall discharge to the public sewerage system wither directly or indirectly. Surface water run-off shall be limited to a maximum of 5 litres per second so that it will not exceed the run-off from the undeveloped site and not increase the risk of flooding off site. The drainage strategy shall demonstrate the surface water run-off generated up to and including the 100 year class climate change critical storm or nor exceed the run-off for the undeveloped site following the corresponding rainfall event. The development shall be completed in accordance with the approved scheme prior to the first occupation and shall be maintained and managed in accordance with approved details. The reason behind the condition was as a result of consultation response from United Utilities and to ensure a satisfactory means of drainage to prevent the increased risk of flooding in accordance with Core Strategy policies. 
The applicant has now requested that this condition be modified with the wording “The surface water drainage scheme must be restricted to existing run-off rates unless otherwise agreed in writing by the Local Planning Authority and no surface water shall discharge to the public sewerage system either directly or indirectly. The surface water run-off shall be limited to a maximum of 5 litres per second” replaced by the following: “This site must be drained on a separate system comprising just prior to connection to the public combined sewage system. Surface water discharging to the sewage system must be attenuated to a maximum discharge rate of 5 litres per second”. 

Site Location

The application relates to land to the north of the unadopted road off Parsonage Avenue/Pope Cross in Ribchester. 

Relevant History

3/2014/0624 – Erection of 15 affordable dwellings. Approved with conditions.
3/2014/1073 – Discharge of conditions. Partly approved. 

Relevant Policies

Ribble Valley Core Strategy
Policy DMG1 – General Considerations.
Policy ENV3 – Sustainable Developments in Climate Change.

Policy DME6 – Water Management. 

Environmental, AONB, Human Rights and Other Issues

As this application seeks purely to relate to the modification or variation of a condition, the principle of the development is not part of this consideration and therefore it is only relevant to have regard to whether or not the alterations to the planning condition is in accordance with the overall objective would alter the nature of the proposal. In doing so, it is critical to take into account the advice from the statutory consultation.  
United Utilities have indicated they have no objection to the modified condition and consider that the developer has carried out necessary tests to support the case for the revised condition. In the consultation response from United Utilities and a follow-up email, they have clarified that irrespective of their original response, they are fully satisfied that the developer has explored alternative to the public sewer and in this instance, presented evidence to show that a surface water drainage system which uses infiltration in the form of a soakaway cannot achieve the required rate of percolation to operate effectively. They state that the developer has explored the hierarchal approach which looks at soakaway, then watercourse, then surface water and then combined sewer to permit the site to drain to the public sewage system. 

I am mindful of the concerns expressed from the Parish Council and the local residents but in consideration of this application it is critical to take account of the advice of the statutory undertaker who now accept that it is correct to modify the condition. 
RECOMMENDATION: That planning permission be GRANTED and that condition 10 be altered to read:
1.  Prior to commencement of the development, the surface water drainage scheme based on sustainable drainage principles and assessment of hydrological and hydrogeological context (inclusive of how the scheme shall be managed after completion) shall be submitted to and approved in writing by the Local Planning Authority. This site must be drained on separate systems combining just prior to connection to the public combined sewage system. Surface water discharging to the sewage system must be attenuated to a maximum discharge rate of 5 litres per second so that it will not exceed the run-off from the undeveloped site and not increase the risk of flooding off site.   The drainage strategy should demonstrate the surface water run-off generated up to and including the 100 year plus class climate change critical storm or nor exceed the run-off from the undeveloped site following the corresponding rainfall event. The development must be completed in accordance with the approved scheme prior to first occupation and shall be maintained and managed in accordance with approved details. 


REASON: To ensure that a satisfactory means of drainage to prevent the risk of flooding in accordance with Policies DMG1 and DME6 of the Ribble Valley Core Strategy adopted version.

