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CONSULTEE RESPONSES/ REPRESENTATIONS MADE:

PARISH COUNCIL:
Barrow Parish Council: 

Questions the need/demand for extra houses in Barrow and would like to make the following comments: 

· The nearby properties are generally terraced with no off-street parking. The development will increase traffic and reduce parking for existing residents.

· The local transport network is already at capacity. 

· Will the existing agreement for parents of pupils at Barrow School to use the car ark at the rear of the Admiral Tavern pub remain? Without this agreement the roads will be more dangerous.

· Barrow Primary School is oversubscribed.

· Construction vehicles and traffic will cause disruption.

· Can the site not be accessed off the A59 rather than Whalley Road?

· The existing sewerage facilities in Barrow are inadequate, as advised by United Utilities.

· Risk of Flooding

· Barrow does not have the infrastructure to cater for more houses.

· The plans show the car park at the rear of Old Row will remain but more information is required. This car park is in poor state of repair and needs repairing. 

· The site is outside the village settlement boundary

· Part of the site is designated as “Essential Open Space”.

· Object to the demolition of 25 Old Row as this building is an important part of Barrow’s industrial heritage. Neglect of a property is not justification for its removal.

· The application states that 23 -25 Old Row are being demolished for access but new houses are being built in their place. How does this improve the access?

· The demolition of 23 – 25 Old Row may de-stabilise the terrace row and no details have been submitted as to how 21 Old Row will be affected. 

· LCC Archaeology Service should have been consulted on this application. 

· The public footpath running through the site must be maintained and protected.

· The Public Open Space contribution should be spent in Barrow.

Wiswell Parish Council:

Fully supports the comments made by Barrow Council.
ENVIRONMENT DIRECTORATE (COUNTY SURVEYOR):

As the application is for outline consent with all matters reserved the Highway Officer has no objection. Any reserved matters would need to include further details in respect of the access and this would potentially involve the narrowing of the highway to provide adequate sight lines at the highway junction. 

The applicant will need to enter into a Section 278 in respect of highway improvements for the site access (including all off-site works), gateway features to the north (to reduce vehicle speeds) and bus stop upgrades to the nearest to bus stops to the south of the site. 

The applicant is also required to make a financial contribution of £10,000 for improvement to public right of way 3-4FP 1 to the north of the site. This will be secured by way of legal agreement. 
ENVIRONMENT DIRECTORATE (PUBLIC RIGHTS OF WAY):

No comments received

LCC EDUCATION: 
Requirement for the applicant to provide a contribution towards the provision of nine primary and three secondary school places at a cost of £182,181.54 to be secured by way of a legal agreement. It must be noted that this figure is a maximum calculation on the basis that each of the 23 dwelling will have four bedrooms and therefore this figure is likely to change at reserved matters stage. 
LCC ARCHAEOLOGY: 

No objection subject to condition requiring archaeological programme be implemented prior to commencement of development. 
ENVIRONMENT AGENCY:

No objection (the EA have stated they should not have been consulted on this proposal).
UNITED UTILITIES:

No objection subject to attachment of recommended conditions in respect of foul and surface water drainage, and sustainable drainage management.
LOCAL LEAD FLOOD OFFICER: 

The information provided within the Flood Risk Assessment Addendum is sufficient at outline stage, however, the applicant will need to provide a formal surface water drainage strategy at reserved matters. The LLFA have raise no objection to the application subject to conditions. 
PLANNING POLICY: 

This is a resubmission of a scheme that has extant consent for 23 dwellings. Barrow is a Tier One Settlement and this site has already been included within the list of commitments when the development strategy was refined and the plan adopted. The development would therefore not deliver a net increase in dwellings beyond those already committed. As such there is no sustainable objection to this application.
HOUSING OFFICER: 

The only remaining affordable housing need in in Barrow is for older persons and therefore the request would be for bungalows on the site. The developments that have taken place to date in Barrow have provided general needs housing and the housing waiting list evidences a clear demand for bungalows for older persons. Therefore the request would be for the affordable contribution from the site to be bungalows built to Life Time Home Standards with a mix of affordable home ownership and rented tenures.

CULTURAL AND LEISURE SERVICES: 

The applicant should provide a contribution towards the existing play area in Barrow and the QE2 playing fields in Barrow to be secured by way of legal agreement. 
COUNTRYSIDE OFFICER:

No objection subject to the development being undertaken in accordance with the mitigation measures and recommendations contained within the submitted Ecology report and a condition requiring the trees to be retained (on and adjacent to the site) shall be enclosed within protective fencing prior to any works commencing.     
ADDITIONAL REPRESENTATIONS:

Letters of representation have been received from six individual households/addresses objecting to the application on the following grounds:

· Traffic congestion and highway safety

· Too many houses in Barrow

· Limited facilities and services – schools and sewers

· Oppose demolition of former public house

· Remove car parking area used by the school

· Object to the creation of a mini-roundabout which would result in a loss of on-street car parking

· Flooding

· The outline permission shows no proper plans 

· The developer has not consulted with local community prior to submitting the plans

· Outside the settlement boundary and therefore within open countryside

· Devalue surrounding house prices

· Impact upon wildlife

1.
Site Description and Surrounding Area
1.1 The application relates to a plot of land associated with the now closed La Taverna Italian Restaurant to the east of Whalley Road in Barrow. The site (edged red) measures approximately 0.96 hectares and consists of the vacant restaurant building, the adjoining dwelling, an access track and a green field. The location plan also includes areas edged in blue and these contain an informal car parking area to the rear of the properties on Old Row and another, larger, field which adjoins the A59.  
1.2 Directly to the north of the site runs a public footpath and on the other side of this is Barrow Primary School, along with its associated playing field, and the garden area for the residential dwelling at Penryhn. To the east are open fields with the A59 beyond. To the south is a small children’s play area and the residential dwellings on Trafford Gardens and Washbrook Close, along with the Total Foods Depot building. To the west are the terraced properties on Old Row and the highway of Whalley Road. 

1.3 The application site has in the past benefited from outline planning consent for the erection of 23 dwellings (3/2012/0623), however this consent lapsed in February 2016. The application site does also form part of a larger site which sought outline consent for 167 dwellings (3/2014/0846), but this application was refused in December 2014. This refusal has been appealed and is currently under consideration by the Planning Inspectorate.
1.4 Part of the application site is located outside of the 1998 District Wide Local Plan Settlement Boundary for Barrow, however the whole of the site is now within the recently updated Draft Settlement Boundary.

2.
Proposed Development for which consent is sought
2.1
The application seeks outline consent, with all matters reserved, for the erection of 23 dwellings. In accordance with the Council’s requirements seven of the dwellings would be “affordable” and more specifically upon the request of the Housing Officer older persons accommodation built to Life Time Home Standards.
2.2
The proposal would include the demolition of the former restaurant and the attached dwelling. All the submitted details and plans are indicative, but these show two dwellings would be sited in the area made available by this demolition. The plans show the access would be via the existing point off Whalley Road and the remaining dwellings constructed within the field. 

2.3
The submitted plans state that the development would include (however as this is outline consent only this housing mix could alter): 

· 5 x 2 bed properties;

· 12 x 3 bed properties; 

· 6 x 4 bed properties.   

2.4
The existing parking area, owned by the applicant but used by the existing residents on Old Row and Whalley Road, would be unaltered by the proposal.      
3.
Relevant Planning History
3/2014/0846 - Outline planning application with all matters reserved for the erection of 167 residential dwellings with access and associated landscaping following demolition of no 23 and 25 Old Row – refused with appeal pending
3/2012/0623 - Outline application with all matters reserved for residential development of 23 dwellings, with access, parking and associated landscaping following demolition of nos. 23 and 25 Old Row – granted subject to conditions

4.
Relevant Policies

Ribble Valley Core Strategy

Key Statement DS1 – Development Strategy


Key Statement DS2 – Presumption in Favour of Sustainable Development


Key Statement EN2 – Landscape


Key Statement EN3 – Sustainable Development and Climate Change 

Key Statement H1 – Housing Provision


Key Statement H2 – Housing Balance


Key Statement H3 – Affordable Housing


Key Statement DMI1 – Planning Obligations


Key Statement DMI2 – Transport Considerations


Policy DMG1 – General Considerations


Policy DMG2 – Strategic Considerations


Policy DMH1 – Affordable Housing Criteria


Policy DMG3 – Transport and Mobility


Policy DME2 – Landscape and Townscape Protection


Policy DMB4 – Open Space Provision

Policy DME3 – Site and Species Protection and Conservation


Policy DME6 – Water Management


Policy DMB5 – Footpaths and Bridleways


National Planning Policy Framework (NPPF)


National Planning Practice Guidance (NPPG)

5.
Assessment of Proposed Development
5.1
Principle of Development:

5.1.1 
This is an outline application with all detailed matters reserved for subsequent consideration at reserved matter application stage. The main consideration in the determination of this application is therefore the principle of the development. The matters of highway safety, ecological interest, affordablre housing, public open space and both visual and residential amenity, however, do have to be given some consideration (as per later in this report). 


5.1.2
The application site is located within the Draft Settle Boundary of Barrow, which is categorised  as a Tier 1 village in Key Statement DS1 of the Ribble Valley Core Strategy. Key Statement DS1, along with Policy DMG2, seeks to ensure new housing is located within either the three principal settlements of Clitheroe, Whalley or Longridge, the strategic site or the nine Tier 1 Villages which are considered to be the more sustainable of the 32 defined settlements. 

5.1.3
It is recognised that there is a large number of existing housing commitments in Barrow, therefore there is no residual need for additional housing in this settlement. However, the site has a historic consent (2013) and the 23 dwellings previously approved on the site have already been included in the list of commitments when the development strategy was refined and adopted in 2014. The proposed development would not result in a net increase in dwellings beyond those already committed and accounted for in Barrow.   
5.1.4
The objections raised in respect of there being too many houses in Barrow is noted, however as detailed above the 23 dwellings previously approved on the site have been included in the housing figures for Barrow and refusal of this application would result in a residential need for an additional 23 houses elsewhere within the settlement of Barrow and also impact upon the Council’s five-year housing land supply. In respect of the objector’s comment that the site is within the open countryside, the whole of the application site is located within the Draft Settlement Boundary for Barrow and this must be given considerable weight in the determination of this application. 
5.1.5
In view of the above, it is considered that the principle of developing this site for residential use, in the Draft Settlement Boundary of Barrow (Tier 1), complies with Key Statements DS1 and DS2, along with Policy DMG2, of the Core Strategy. In addition, the principle of residential development has already been established on this site by the granting of application number 3/2012/0623 in February 2013.  
5.1.6
In respect of the demolition of the vacant restaurant building at 23-25 Old Row, objections have been raised on the grounds that this building is important to Barrow’s industrial heritage. However, this is not a listed building, nor is it within a conservation area. Barrow comprises of a mixture of properties of various types, designs and age, and its is considered that the reserved matters application (when forthcoming) will provide the opportunity to design a high quality building in this prominent position and this new building would provide a visually more pleasing feature at the entrance point to the new development than would be presented by the retention of the existing building, which is presently boarded up and vacant. The principle of demolishing this building is considered to be acceptable as the existing building is not of any sufficient merit that would justify refusal of this application. Additionally, the principle of demolition of this building has already been established within the previous approval. A condition has been attached requiring details of how the gable of 21 Old Row would be made good has been attached.    
5.2
Impact upon Residential Amenity and Visual Amenity/External Appearance:
5.2.1
Precise details of the layout will be considered at reserved matters application stage. However the illustrative layout submitted with the application would appear to represent a development that would be appropriate for the locality without any serious detriment to visual amenity in this area. The application would likely comprise of a mixture of two storey dwellings and bungalows, and this would very much be in keeping with the surrounding house types in this part of Barrow.   
5.2.2 In terms of residential amenity, the retention of the existing residents car parking area to the rear of the dwellings on Old Row would ensure that a more than sufficient separation distance is provided from the rears of these properties to the development site. To the north is the public footpath with Barrow School, the garden area of Penryhn and an open field beyond, and the development would share an acceptable relationship with these neighbouring land uses. To the east is an open field and to the south are the residential dwellings on Washbrook Close. It is the gable elevation of the end property on Washbrook Close that is closest to the application site and this property has no windows in the gable elevation facing the application site. It s therefore considered that the residential development of this site, subject to details of the exact siting of the dwellings and window locations, can achieve an acceptable relationship with surrounding uses.    

5.2.3 In respect of the future residents of the proposed development, the submitted layout would appear to ensure that adequate amenity would be provided for the future occupiers of the proposed dwellings. The position of the dwellings in the south eastern corner of the site may need further consideration or adjustment from what is shown on the indicative plan in order to mitigate against any potential noise nuisance from the adjoining food distribution depot (Total Foods). Nevertheless the unit at Total Foods faces away from the and this will ensue that noise and vehicle movements, loading etc will be screened to a considerable extent by the depot building itself. Notwithstanding this, a noise report was submitted with the original application and this concluded that a number of mitigation measures, such as acoustic fencing and appropriate sound proof glazing in the proposed dwellings would ensure that future residents would not be unduly impacted by this neighbouring use. A condition has been attached to the recommendation to ensure that the reserved matters application includes details of how these mitigation measures will be incorporated in the design of the proposed dwellings.          
5.2.4 In view of the above it is considered that indicative layout shows that the proposed dwellings would result in an acceptable relationship with existing neighbouring properties/uses, and mitigation measures can be included to ensure the future occupiers of the proposed dwellings are not unduly affected by neighbouring land uses, in accordance with the relevant sections of Core Strategy Policy DMG1. 

5.3
Highway Safety and Accessibility:
5.3.1 The Highway Officer has raised no objection to the principle of the development as it is considered that the surrounding highway network is capable of serving the level of development proposed. The particulars of the development, such as the access, road layout and car parking, would all be considered at reserved matters stage.

5.3.2 The Highway Officer has made advisory comments for the applicant to consider in respect of the access, and ways that the required sight lines can be achieved, but as mentioned above these are all matters to be considered in the future. The Highway Officer has commented that various highway works will need to be carried out by way of a Section 278 agreement with the Highway Department and a condition to this affect has been added to the decision. Such works include the upgrading of two bus stops on Whaley Road to “quality bus stops”, highway improvements for the site access and gateway features to the north which will reduce vehicle speeds.     

5.3.3 LCC have also requested the applicant make a financial contribution of £10,000 for improvements to public right of way 3-4FP 1 to the north of the site. The applicant has agreed to this request and the contribution will be secured by way of legal agreement.
5.3.4 In respect of the existing car parking area to the rear of the properties on Old Row, it is accepted that local residents and parents, when picking up and dropping off at the school, use this informal parking area. However it must be noted that this plot of land is owned by the applicant (within the submitted site edged blue) and residents/parents are allowed to park on this land as gesture of goodwill by the owner – as far as I am aware there is no legal obligation for this land to be accessible to the public. The applicant could therefore prevent members of the public from parking on this land should they wish. 

5.3.5 Notwithstanding the above, the application does not propose to build on this existing car parking area and provided that the applicant continues to allow members of the public to park in this area the situation would remain unaltered. Nevertheless, this is a private matter and not a consideration in the determination of this planning application.  

5.4
Landscape/Ecology/Trees:
5.4.1 The site is not locally or nationally designated as an important ecological site. A Phase 1 Habitat Study has been provided in support of the application because of the presently grassland nature of part of the site. The submitted survey raises no concerns in respect of the development but has made the following recommendations, which will be secured by condition: 

· No construction within 10m of the trees along the southern boundary and root protection measures in place prior to any excavation, or if work is to take place within 10m of these trees a bat survey for the trees must be submitted prior to commencement; 

· Areas of shrub retained where possible;

· No trees or shrub removal in bird nesting season;

· Further survey (during spring) required in respect of Japanese Knotwead;

· The development where possible should include biodiversity enhancement. 

5.4.2 Provided that the mitigation measures and recommendations are adhered to the proposal would not have any undue impact upon protected species or biodiversity.

5.4.3 In respect of trees, the application is accompanied by an Arboricultural Report which details that the proposal would require the removal of three individual trees and two separate groups of the trees from the site. The submitted report categories all the trees to be removed as C (low quality) and all trees within the site that were rated A (high quality) and B (moderate quality) will be retained as part of the proposal. Again, this would be considered in more detail at reserved matters stage once the layout and design becomes clearer. 

5.4.4 In view of the above, the Council’s Countryside Officer has raised no objection to the outline application, subject to the imposition of conditions and informatives.       


5.5
Flood Risk and Drainage:
5.5.1
The Environment Agency have raised no objection to the proposal, stating that there was no need for them to be consulted on this development as it is not within floodzone 2 or 3. Both United Utilities and the Local Lead Flood Officer have no in principle objection to the residential development of this site, subject to conditions and further information being submitted as part of the reserved matters application. 
5.6
Developer Contributions:
5.6.1
As mentioned above the applicant will be required to make a contribution of £10,000 for the public right of way improvements, along with highway improvements via a Section 278 Agreement. 

5.6.2
The applicant will also be required to make financial contributions in respect of education and Public Open Space, however both these contributions are calculated using the number of bedrooms within the proposed development and consequently the figure for both education and POS is unknown at outline planning stage. The applicant, subject to approval of this application, will enter into a Section 106 Agreement to secure these contributions, as well as the highway/Right of Way contribution detailed above.   
5.7
Affordable Housing

5.7.1 In accordance with Policy DMH1, a development of this size would require 30% of the dwellings to be affordable – seven dwellings. The Council’s Housing Officer has commented that the only remaining affordable housing need in Barrow is for older persons and therefore the Council would seek that the affordable provision on this site is for bungalows built to Life Time Home Standards with a mix of affordable home ownership and rented tenures. This is because the developments that have taken place to date in Barrow have provided enough general needs affordable housing and the housing waiting list shows that there is a clear demand for bungalows for older persons. 

5.7.2 The applicant has agreed to this request for older persons accommodation to be provided  and this will be secured within the legal agreement (Section 106) and shown within the reserved matters application. The Council will likely seek that this is provided via bungalows, but this is subject to further discussion and negotiation with the applicant by way of the legal agreement.    

5.8
Other issues
5.8.1
A Phase 1 (desk study) Contaminated Land Study by Opus has been submitted and this recommends that intrusive ground investigation should be carried out in order to address a number of issues which may affect the proposed development. An appropriate condition has therefore been attached to the recommendation.  
5.8.2
Lancashire County Council Archaeology Service have been consulted on this application and raised no objection subject to condition requiring archaeological programme be implemented prior to commencement of development on site. 
5.8.3
The other objections raised by the Parish Council and residents are noted in respect of flooding/drainage, highways issues, oversubscription of schools and the demolition of the existing restaurant on Old Row. However, as discussed elsewhere in this report, no objections have been received from statutory consultees and a number of conditions have been imposed to ensure that the drainage/flooding and highway issues are fully considered at either reserved matters stage or via a discharge of condition application. The legal agreement will ensure that financial contributions are secured in respect of highway improvements, education and public open space provision, and as discussed elsewhere in this report the building to be demolished is not a listed building, or within a conservation area, and consequently the Council have no sustainably reason to refuse the application on these grounds.     
6.
Conclusion
6.1
The application site is considered to be sustainable location, within the Draft Settlement Boundary of Barrow, and will contribute towards the supply of housing within the borough, and in particular contribute towards the provision of older persons affordable housing. The principle of residential development on this site has already been established and subject to the attached to conditions being adhered to it is considered that the outline planning application, with all matters reserved, is acceptable. 
RECOMMENDATION: That Members be minded GRANT planning permission subject to the conditions below, defer and delegate the issuing of the decision to the Director of Community services upon completion of the Section 106 Agreement:   

CONDITIONS

Time limit, plans and details 

1.
Application for approval of all reserved matters must be made not later than the expiration of three years beginning with the date of this permission and the development must be begun not later than whichever is the later of the following dates.

            

(a)  
The expiration of three years from the date of this permission; or

(b)  
The expiration of two years from the final approval of the reserved matters or, in the case of approval on different dates, the final approval of the last such matter to be approved.

REASON:  Required to be imposed pursuant to Section 91 of the Town and Country Planning Act 1990 as amended by Section 51 of the Planning and Compulsory Purchase Act 2004.  

2.
No development shall begin until detailed plans indicating the access, appearance, landscaping, layout and scale, including a contoured site plan showing existing features, the proposed slab floor levels and road level (hereinafter called the 'reserved matters') has been submitted to and approved in writing by the Local Planning Authority.  The development shall be implemented in accordance with the approved details.

REASON:  To comply with Policy DMG1 of the Ribble Valley Core Strategy and in order that the Local Planning Authority should be satisfied as to the details and because the application was made for outline permission.

3.
Unless explicitly required by condition within this consent, the development hereby permitted shall be carried out in complete accordance with the proposals as detailed on drawings:

00 rev A (Location Plan - scale 1:2500)

34 (Bus Stop upgrade)

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

4.
The development hereby permitted shall not exceed 23 dwellings (use class C3) in accordance with the submitted application form and illustrative layout plan.

REASON: For the avoidance of doubt to ensure there is no ambiguity in the decision notice over what amount of development has been approved.
Drainage and floodrisk:
5.
Prior to the commencement of the development, a strategy outlining the general system of drainage for foul and surface water flows arising from the site shall be submitted to and approved in writing by the Local Planning Authority.  This strategy shall include a programme of works showing build rates, a load and flow impact assessment, preferred discharge points, the proposed rates of flow for each discharge point and details of any necessary infrastructure.  Thereafter the detailed scheme for foul and surface water drainage shall be submitted to and approved in writing by the Local Planning Authority and no dwelling hereby permitted in outline shall be occupied until after the drainage system has been provided in accordance with the approved details.

REASON: In order to ensure the satisfactory drainage of the development in accordance with Policy DME6 of the Ribble Valley Core Strategy.

6.
Prior to the commencement of development, details of how foul and surface water shall be drained on separate systems shall be submitted to the Local Planning Authority and approved in writing.  The development shall be completed, maintained and managed in accordance with the approved details.

REASON: In order to ensure the satisfactory drainage of the development in accordance with Policy DME6 of the Ribble Valley Core Strategy.

7.
As part of any reserved matters application and prior to the commencement of any development, the following details shall be submitted to, and approved in writing by, the local planning authority, in consultation with the Lead Local Flood Authority. 

Surface water drainage scheme which as a minimum shall include:
a) 
Information about the lifetime of the development design storm period and intensity (1 in 30 & 1 in 100 year +30% allowance for climate change), discharge rates and volumes (both pre and post development), temporary storage facilities, means of access for maintenance and easements where applicable, the methods employed to delay and control surface water discharged from the site, and the measures taken to prevent flooding and pollution of the receiving groundwater and/or surface waters, including watercourses, and details of flood levels in AOD; 

b) 
The drainage scheme should demonstrate that the surface water run-off must not exceed the peak greenfield runoff rate for same event. The scheme shall subsequently be implemented in accordance with the approved details before the development is completed. 

c) 
Any works required off-site to ensure adequate discharge of surface water without causing flooding or pollution (which should include refurbishment of existing culverts and headwalls or removal of unused culverts where relevant); 

d) 
Flood water exceedance routes, both on and off site;  

e) 
A timetable for implementation, including phasing where applicable; 

f) 
Site investigation and test results to confirm infiltrations rates; 

g) 
Details of water quality controls, where applicable. 

h) 
Details of finished floor levels 


The scheme shall be fully implemented and subsequently maintained, in accordance with the timing / phasing arrangements embodied within the scheme, or within any other period as may subsequently be agreed, in writing, by the local planning authority.

REASON: To prevent and reduce the risk of flooding on and adjacent to the site and to ensure that water quality is not detrimentally impacted by the development proposal in accordance with Policy DME6 of the Ribble Valley Core Strategy national guidance within the NPPF. 
8.
No development hereby permitted shall be occupied until the sustainable drainage scheme for the site has been completed in accordance with the submitted details. The sustainable drainage scheme shall be managed and maintained thereafter in accordance with the agreed management and maintenance plan. 

REASON: To ensure that the drainage for the proposed development can be adequately maintained and to ensure that there is no flood risk on or off the site resulting from the proposed development or resulting from inadequate the maintenance of the sustainable drainage system in accordance with Policy DME6 of the Ribble Valley Core Strategy and national guidance within the NPPF. 

9.
No development shall commence until details of an appropriate management and maintenance plan for the sustainable drainage system for the lifetime of the development have been submitted which, as a minimum, shall include: 

a) 
the arrangements for adoption by an appropriate public body or statutory undertaker, management and maintenance by a Residents’ Management Company 

b) 
arrangements concerning appropriate funding mechanisms for its on-going maintenance of all elements of the sustainable drainage system (including mechanical components) and will include elements such as: 

i. 
on-going inspections relating to performance and asset condition assessments
ii. 
operation costs for regular maintenance, remedial works and irregular maintenance caused by less sustainable limited life assets or any other arrangements to secure the operation of the surface water drainage scheme throughout its lifetime; 

c) 
Means of access for maintenance and easements where applicable. 

The plan shall be implemented in accordance with the approved details prior to first occupation of any of the approved dwellings, or completion of the development, whichever is the sooner. Thereafter the sustainable drainage system shall be managed and maintained in accordance with the approved details. 

REASON: To ensure that appropriate and sufficient funding and maintenance mechanisms are put in place for the lifetime of the development, to reduce the flood risk to the development as a result of inadequate maintenance and to identify the responsible organisation/body/company/undertaker for the sustainable drainage system in accordance with Policy DME6 of the Ribble Valley Core Strategy and national guidance within the NPPF.

10.
No development shall take place until further investigations are carried out to establish the location, capacity, condition and discharge point of the culvert referred to in Flood Risk Assessment. The surface water drainage strategy and Flood Risk Assessment should be revised to accommodate findings as appropriate. Prior to commencement of development, the revised surface water drainage strategy should be submitted to and approved by the Local Planning Authority in consultation with Lancashire County Council in their role as Lead Local flood Authority.

REASON: To ensure that the watercourse does not pose a flood risk, on-site or off-site in accordance with Policy DME6 of the Ribble Valley Core Strategy and national guidance within the NPPF. 

11.
Prior to the commencement of any development, a surface water drainage scheme, based on the hierarchy of drainage options in the National Planning Practice Guidance with evidence of an assessment of the site conditions shall be submitted to and approved in writing by the Local Planning Authority.

The surface water drainage scheme must be in accordance with the Non-Statutory Technical Standards for Sustainable Drainage Systems (March 2015) or any subsequent replacement national standards. In the event of surface water draining to the combined public sewer, the pass forward flow rate to the public sewer must be restricted to 5l/s.

REASON: To promote sustainable development, secure proper drainage and to manage the risk of flooding and pollution in accordance with Policy DME6 of the Ribble Valley Core Strategy and national guidance within the NPPF and the NPPG.

 12.
Prior to the commencement of the development a sustainable drainage management and maintenance plan for the lifetime of the development shall be submitted to the Local Planning Authority and agreed in writing. The sustainable drainage management and maintenance plan shall include as a minimum:

a.
The arrangements for adoption by an appropriate public body or statutory undertaker, or, management and maintenance by a Resident’s Management Company; and

b. 
Arrangements concerning appropriate funding mechanisms for its ongoing maintenance of all elements of the sustainable drainage system (including mechanical components) and will include elements such as ongoing inspections relating to performance and asset condition assessments, operation costs, regular maintenance, remedial woks and irregular maintenance caused by less sustainable limited life assets or any other arrangements to secure the operation of the surface water drainage scheme throughout its lifetime. The development shall subsequently be completed, maintained and managed in accordance with the approved plan.

REASON: To manage flooding and pollution and to ensure that a managing body is in place for the sustainable drainage system and there is funding and maintenance mechanism for the lifetime of the development in accordance with Policy DME6 of the Ribble Valley Core Strategy and national guidance within the NPPF.

Archaeology 

13.
No works shall take place on the site until the applicant, or their agent or successors in title, has secured the implementation of a programme of archaeological work. This must be carried out in accordance with a written scheme of investigation, which shall first have been submitted to and agreed in writing by the Local Planning Authority.
REASON: To ensure and safeguard the recording and inspection of matters of archaeological/historical importance associated with the site and buildings in accordance with Policy DME4 of the Ribble Valley Core Strategy and national guidance within the NPPF.

Contamination

14.
Prior to the commencement of development, an intrusive ground investigation shall be carried out as recommended and described in Section 7 (Further Works) of the Phase I (desk study) Investigation Report by Opus that was submitted with the outline application; and a report of the findings of the investigation shall be submitted for the written approval of the Local Planning Authority.  Any mitigation measures that are found to be necessary shall be carried out to the satisfaction of the Local Planning Authority prior to the commencement of development.

REASON: In the interests of providing an appropriate environment for the end users of the development and to comply with Policy DMG1 of the Ribble Valley Core Strategy.

Demolition

15.
Prior to the commencement of any demolition works on the former public house (no 25) or the attached cottage (no 23) precise details of the means of making good the exposed gable wall of no 21 Old Row, including details of the external finish of that wall, shall be submitted to and approved in writing by the Local Planning Authority.  These works shall be carried out to the satisfaction of the Local Planning Authority in accordance with the timescale that has first also been submitted to and approved in writing by the Local Planning Authority.

REASON: In the interests of the amenities of the owners/occupiers of that neighbouring dwelling and the visual amenities of the locality and to comply with Policy DMG1 of the Ribble Valley Core Strategy.

Renewable energy

16.
Prior to commencement of development on site, a scheme shall be submitted to and approved in writing by the Local Planning Authority (including a timetable for implementation) to secure at least 10% of the energy supply of the development hereby permitted from renewable or low carbon energy sources or a scheme that demonstrates that alternative measures will achieve at least 10% less energy consumption than similar development constructed in accordance with the current Building Regulations Standards. The approved scheme/details shall be implemented as part of the development/as approved and retained as operational thereafter.

REASON: In order to encourage renewable energy and to comply the Key Statement EN3 and Policies DMG1 and DME5 of the Ribble Valley Core Strategy

Noise mitigation

17.
The reserved matters application shall include a scheme of noise mitigation measures which shall then be fully implemented in accordance with the approved details.

REASON: To ensure a satisfactory level of amenity for the future occupiers of the proposed dwelling in order to comply with Policy DMG1 of the Ribble Valley Core Strategy.

Ecology and trees

18.
All tree works/tree protection shall be carried out in strict accordance with the submitted Arboricultural Impact Assessment Overview dated February 2016.  The specified tree protection measures shall remain in place throughout the construction phase of the development  and the methodology hereby approved shall be adhered to during all site preparation/construction works.
REASON: To ensure the adequate protection of trees/hedging of landscape and visual amenity value on and adjacent to the site or those likely to be affected by the proposed development  in accordance with Policies DMG1 and DME1 of the Ribble Valley Core Strategy.

19.
The development hereby approved shall be carried out in complete accordance with the mitigation measures detailed/recommended within Section 5 of the submitted Extended Phase 1 Habitat Survey reference 160111. 

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 DMG1 and EN4 of the Ribble Valley Core Strategy.

20.
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 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 and retained thereafter 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 DMG1 and EN4 of the Ribble Valley Core Strategy.

21.
Notwithstanding the submitted details, no development, including any site preparation, demolition, scrub/hedgerow clearance or tree works/removal shall commence or be undertaken on site until details of a scheme for any external building or ground mounted lighting/illumination, shall have been submitted to and approved in writing by the local planning authority. 

For the avoidance of doubt the submitted details shall include luminance levels and demonstrate how any proposed external lighting has been designed and located to avoid excessive light spill/pollution and  shall include details to demonstrate how artificial illumination of important wildlife habitats is minimised/mitigated.

The lighting schemes(s) be implemented in accordance with the approved details and retained as approved unless agreed in writing by the Local Planning Authority  .

REASON: To enable the Local Planning Authority to exercise control over development which could prove materially harmful the character and visual amenities of the immediate area and to minimise/mitigate the potential impacts upon protected species resultant from the development in accordance with Key Statement EN4 and Policies DMG1 and DME3 of the Ribble Valley Core Strategy.

22.
Any removal of vegetation, including trees and hedges, should be undertaken outside the nesting bird season (March to August) unless a pre-clearance check has by carried out by a licensed ecologist on the day of removal. 

REASON: To ensure that there are no adverse effects on the favourable conservation status of birds and to protect the bird population from damaging activities and reduce or remove the impact of development in accordance with Key Statement EN4 and Policies DMG1 and DME3 of the Ribble Valley Core Strategy.

Highways

23.
The new estate road for the residential/commercial development shall be constructed in accordance with the Lancashire County Council Specification for Construction of Estate Roads to at least base course level up to the entrance of the site compound before any development takes place within the site and shall be further extend before any development commences fronting the new access road.

REASON: To ensure that satisfactory access is provided to the site before the development hereby permitted becomes operative in accordance with Policies DMG1 and DMG3 of the Ribble Valley Core Strategy. 

24.
No part of the development shall be commenced until the visibility splays are agreed with the Local Planning Authority in consultation with the local highway authority. The land within these splays shall be maintained thereafter, free from obstructions such as walls, fences, trees, hedges, shrubs, ground growth or other structures within the splays in excess of 1.0 metre in height above the height at the centre line of the adjacent carriageway.

REASON: To ensure adequate visibility at the street junction or site access in the interest of highway safety in accordance with Quality of Development Policy and Transport Policies DMG1 and DMG3 in the Ribble Valley Core Strategy.

25.
No part of the development hereby approved shall commence until a scheme for the construction of the site access and the off-site works of highway improvement has been submitted to, and approved by, the Local Planning Authority in consultation with the Highway Authority as part of a section 278 agreement, under the Highways Act 1980. Such highway improvement works will also include the upgrading of two bus stops on Whaley Road to “quality bus stops” (identified on drawing no. 34), highway improvements for the site access and gateway features to the north. 

REASONS: In order to satisfy the Local Planning Authority and Highway Authority that the final details of the highway scheme/works are acceptable before work commences on site and to enable all construction traffic to enter and leave the premises in a safe manner without causing a hazard to other road users in accordance with Policies DMG1 and DMG3 of the Ribble Valley Core Strategy. 

26.
Prior to the start of the development, a joint survey shall be carried out between the developer and the planning authority (in conjunction with the highway authority) to determine the condition of Whalley Road. A similar survey shall be carried out every six months and the final inspection within one month of the completion of the last house, and the developer shall make good any damage to Whalley Road to return it to the pre-construction situation as required. 

REASON: To maintain the construction quality of the Whalley Road in the interest of highway safety in accordance with Policies DMG1 and DMG3 of the Ribble Valley Core Strategy. 

27.
No development shall take place, including any works of demolition, until a construction method statement has been submitted to and approved in writing by the local planning authority. The approved statement shall be adhered to throughout the construction period. It shall provide details in respect of:

· Timing of delivery of all off site highway works

· The parking of vehicles of site operatives and visitors
· The loading and unloading of plant and materials

· The storage of plant and materials used in constructing the development

· The erection and maintenance of security hoarding

· Wheel washing facilities and road sweeper

· Details of working hours

· Contact details for the site manager

· Periods when plant and materials trips should not be made to and from the site (mainly peak hours but the developer to identify times when trips of this nature should not be made)

· Routes to be used by vehicles carrying plant and materials to and from the site

· Measures to ensure that construction and delivery vehicles do not impede access to adjoining properties.

REASON: In order to ensure that appropriate measures are put in place to limit noise, nuisance and disturbance to the occupiers of neighbouring dwellings and to ensure the development would not be of detriment to the safe operation of the immediate highway during the construction of the development in accordance with Policies DMG1, DMG3 and DMI2 of the Ribble Valley Core Strategy. 

28.
No development shall be commenced until an Estate Street Phasing and Completion Plan has been submitted to and approved in writing by the Local Planning Authority. The Estate Street Phasing and Completion Plan shall set out the development phases and the standards that estate streets serving each phase of the development will be completed. The Estate Street Phasing and Completion Plan shall set out dates for entering of the section 38 agreement of the Highways Act 1980 or the establishment of a private management and Maintenance Company. 

REASON: To ensure that the estate streets serving the development are completed and thereafter maintained to an acceptable standard in the interest of residential financial security and highway safety; to ensure a satisfactory appearance to the highways infrastructure serving the development; and to safeguard the visual amenities of the locality and users of the highway in accordance with Policies DMG1 and DMG3 of the Ribble Valley Core Strategy.

29.
No development shall be commenced until details of the proposed arrangements for future management and maintenance of the proposed streets within the development have been submitted to and approved by the local planning authority. [The streets shall thereafter be maintained in accordance with the approved management and maintenance details until such time as an agreement has been entered into under section 38 of the Highways Act 1980 or a private management and Maintenance Company has been established]. 

REASON: To ensure that the estate streets serving the development are completed and thereafter maintained to an acceptable standard in the interest of residential financial security and highway safety; to ensure a satisfactory appearance to the highways infrastructure serving the development; and to safeguard the visual amenities of the locality and users of the highway in accordance with Policies DMG1 and DMG3 of the Ribble Valley Core Strategy.

30.
No development shall be commenced until full engineering, drainage, street lighting and constructional details of the streets proposed for adoption have been submitted to and approved in writing by the Local Planning Authority. The development shall, thereafter, be constructed in accordance with the approved details, unless otherwise agreed in writing with the Local Planning Authority. 

REASON: In the interest of highway safety; to ensure a satisfactory appearance to the highways infrastructure serving the approved development; and to safeguard the visual amenities of the locality and users of the highway in accordance with Policies DMG1 and DMG3 of the Ribble Valley Core Strategy.

Informative: For the avoidance of doubt, this response does not grant the applicant permission to connect to the ordinary watercourse(s) and, once planning permission has been obtained, it does not mean that land drainage consent will be given.

BACKGROUND PAPERS   
https://www.ribblevalley.gov.uk/site/scripts/planx_details.php?appNumber=3%2F2016%2F0146

