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CONSULTEE RESPONSES/ REPRESENTATIONS MADE:

PARISH COUNCIL:

Clitheroe Town Council objects to the application on the following grounds:
· Concerns regarding the site access.
· The impact the proposals will have on the parking at the Mosque.
· The impact the proposals will have on the access to St Michael and St John’s Church.

ENVIRONMENT DIRECTORATE (COUNTY SURVEYOR):

The Highways Development Control Section have raised no objection to the proposal.
ENVIRONMENT AGENCY:

The Environment Agency has no objection to the proposed development subject to the imposition of conditions.
LOCAL LEAD FLOOD AUTHORITY (LLFA):
The Lead Local Flood Authority has no objection to the proposed development subject to the imposition of conditions relating to surface water drainage.
LCC CONTRIBUTIONS (EDUCATION):
No contribution is sought in respect of the development.
UNITED UTILITIES:

No objection to the proposed development subject to the imposition of conditions.
ADDITIONAL REPRESENTATIONS:

25 letters of representation have been received objecting to the application on the following grounds:

· The safeguarding of children and the potential for residents of the development to directly overlook the adjacent school playground.
· The impacts upon parking in the area due to a loss of parking and increased traffic.

· Inadequate access.
· The proposal will add to congestion in the town and the surrounding area.
· Disruption to school traffic.
· Unsympathetic design.

Clitheroe Civic Society have also offered the following observations:


CCS have looked at this application at the car park off Wilkin Square and do  not wish to object to it in principle, which has a  refreshingly imaginative design approach.  However, we do have concerns that it will add further to the amount of traffic which our mediaeval street pattern will have to cope with.  The instances of gridlock around this area are becoming more frequent and, in the absence of any provision for the planned control to accommodate this increasing amount of traffic, this development can only add to the problem.
1.
Site Description and Surrounding Area
1.1
The application site is a 0.132 Hectare (1322 Sqm) plot of land located to the north east of Wilkin Square off Highfield Road.  The site is located within the defined Clitheroe Conservation Area and is located to the south east of the Clitheroe Main Centre boundary.  
1.2
The site is classed as being brownfield in nature being currently used for the purposes of informal or overspill parking in association with the mosque to the northwest.  The site is partially bounded to the northwest by the playground of St. Michael and St. Johns Primary school and to the north east by a staff car parking for the aforementioned school.  To the east is Bayley Fold and to the southwest are 5 lock-up garages which adjoin the rear residential curtilages of dwellings that front Highfield Road.
1.3
The site benefits from variances in topography with the most prevailing condition being that the levels of the site decrease consistently towards the south east.
2.
Proposed Development for which consent is sought
2.1
Full consent is sought for the erection of ten apartments; it is proposed that five of these will provide one bedroom accommodation with the remainder being providing two bedroom accommodation.  The proposal takes the form of 5 three-storey blocks the westerly four blocks are linked by two storey mono-pitched communal circulation cores with remain block at the eastern extents of the site adopting a ‘handed’ configuration.
2.2
The submitted details propose that the primary point of vehicular and pedestrian access to the properties will be off Wilkin Square.  Vehicular parking provision will be accommodated to the frontage of the properties with 11 parallel parking bays being proposed.  Each of the blocks is allocated a garden area, these areas are unlikely to be communal and will be dedicated for use by the residents of the ground floor apartments.  All of the apartments are dual aspect with the upper floor units being split over two levels, having their bedrooms on the first floor and primary living accommodation at second floor level.
2.3
The proposed apartments adopt a contemporary elevational language that utilises a number of traditional archetypes including parapet gables, stone jambs, sills heads and spandrel panels.  The fenestrational language of the proposal is clearly contemporary insofar that elements of asymmetry are evident within the arrangement of the openings.  The upper floor apartments benefit from terraces serving their kitchen/dining areas.  Two of these terraces are located on the primary elevation (south west) with the remaining terraces being located on the rear elevations (north east) of the proposal.  The terraces will be enclosed by stone walling allowing them to successfully visually integrate into the main body of their respective elevations.
3.
Relevant Planning History

3/2006/0880 (Adjacent Site)

Demolition of factory sheds, forming car park and new entrance porch with internal alterations for change of use of Mount Vale to place of worship and community partnership centre.  (Approved)


No other planning history relating to the site that is directly relevant to the determination of the current application.

4.
Relevant Policies

Ribble Valley Core Strategy

Key Statement DS1 – Development Strategy

Key Statement DS2 – Presumption in Favour of Sustainable Development

Key Statement EN3 – Sustainable Development and Climate Change

Key Statement DMI1 – Planning Obligations

Key Statement DMI2 – Transport Considerations
Key Statement EN5 – Heritage Assets
Key Statement H1 – Housing Provision

Key Statement H2 – Housing Balance

Key Statement H3 – Affordable Housing

Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations

Policy DMG3 – Transport and Mobility
Policy DME4 – Protecting Heritage Assets
Policy DME5 – Renewable Energy

Policy DME6 – Water Management


Policy DMH1 – Affordable Housing Criteria
National Planning Policy Framework (NPPF)

National Planning Practice Guidance (NPPG)

Technical Guidance to National Planning Policy Framework
5.
Assessment of Proposed Development
5.1
Principle of Development:
5.1.1
The application site is located within the Defined Settlement Boundary for Clitheroe.  Key Statement DS1 of the Core Strategy aims to promote development in and guide development towards the most suitable locations in the borough.  The classification of settlements into Principal, Tier 1 and Tier 2 settlements was ultimately determined by the preparation of an evidence base document, which assessed the sustainability of settlements which subsequently informs the overall Development Strategy for the Borough to aid in achieving sustainable development. 
5.1.2
A fundamental component of Key Statement DS1 is to guide the majority of new housing development towards the principal settlements within the Borough, in this respect the application, notwithstanding other Development Management considerations, clearly conforms with the overall aims of DS1.
5.1.3
The latest formal published housing monitoring position (April 2017) the Local Authority has a 5.73 year supply of housing, with the outstanding residual housing need for the Clitheroe, at the time of writing this report, having been exceeded by 60 dwellings.  Members will note that the residual housing numbers are no more than a minimum target to be met to achieve sustainable housing growth within the Borough.  It is equally important to fully recognise that the residual housing need numbers are therefore not intended to be an upper limit not to be exceeded.  
5.1.4
Members will be aware of the Governments recently published consultation proposals entitled ‘Planning for the right homes in the right places’.  Which seeks, amongst other matters, to seek views in respect of setting a standard methodology for calculating housing need across authorities.  Within this consultation an indicative assessment of housing need for the Borough, based on the proposed revised methodology (from 2016 to 2026) indicates a need for 172 dwellings per year, a reduction of 108 units from the currently adopted figure of 280.  
5.1.5
However, members will note that as this document is currently at consultation stage it can be afforded very little weight in the determination of applications and at this stage, does not form a material consideration.  This matter has recently been clarified in a recent appeal decision (APP/X1355/W/16/3165490), Bellway vs Durham 2017.  In respect of the status of the consultation the Inspector concluded that the consultation document and methodology, at this stage, carries ‘little formal weight at this time. There is no certainty that the standard methodology suggested in the consultation document will be formally adopted, in due course – with or without amendment.’
5.1.6
It is therefore accepted that the proposal would result in a level of oversupply when measured against the objectively assessed outstanding residual housing need for Clitheroe.  However it is not considered that the degree of oversupply, as a result of the proposal, would result in any significant or measurable harm to the Development Strategy for the Borough.
5.2
Impact upon Residential Amenity:
5.2.1
A number of properties (7-21 Highfield Road) back on to the proposal site with numbers 13-17 having lock-up garages to the rear of their respective curtilages.  Given the proposed apartments are dual aspect with a south westerly outlook there is there is the need to consider the potential impacts upon residential amenities of the residents of the aforementioned properties, particularly given the apartments are approximately a storey higher than their neighbouring counterparts, which can give rise to direct overlooking from an elevated position.
5.2.2
At their closet point the primary elevation of apartment number 2 is located approximately 11.5m from the rear curtilage of numbers 7-11 Highfield Road with a back to back distance of approximately 23.5m.  Apartment number 4 benefits from a first floor terrace on the primary elevation which will directly overlook the aforementioned curtilages at a similar distance of 11.7m and a back to back overlooking distance of 23.7m - 23.8m.  These distances are in excess of the minimum back to back overlooking distance the authority commonly seeks to achieve (21m) and in this respect the additional degree of separation is considered adequate to mitigate the potential impacts upon residential amenity as a result of the height of the proposal and direct over-looking from upper floor windows.
5.2.3
Taking into account the aforementioned separation distances and taking account of the orientation of existing and proposed primary habitable room windows it is not considered that the proposal will result in any significant detriment to the residential amenities of existing or future neighbouring occupiers.
5.3
Matters of Design:
5.3.1
The submitted details propose that the apartments will be accommodated within 5 distinct blocks that are designed to evoke the notion of a typical terraced built form.  Elevational animation and articulation is provided through setback glazed linking elements that accommodate the communal stairwells of the apartments.

Further relief and variation is provided through the variance in elevational treatment embodied within the primary and secondary elevations which includes the provision of projecting first floor terraces.  

5.3.2
The elevational language of the proposal is clearly contemporary; however a positive relationship with the immediate townscape is maintained through the use of common archetypes including parapet gables and a window arrangement/hierarchy that benefits from diminishing proportions at upper levels, a common feature within the Conservation Area and town centre as a whole.
5.3.3
It is proposed that the development will be primarily faced in stone with slate roofing; precise details of such material will be required to be submitted to the authority for prior approval and prior to their use within the development.  

5.3.4
It is accepted that the proposal seeks to introduce built form of a height that exceeds that which is immediately adjacent the site.  However taking into account the separation distances between neighbouring dwellings I do not consider that the scale of the proposal will result in any undue impact upon residential amenity.  In addition to this the neighbouring dwellings that front Highfield Road are located wholly to the south west of the proposal, taking this into account and the solar orientation of the site, it is unlikely that the proposal will result in any significant or noticeable loss of light to the aforementioned dwellings.
5.3.5
In relation to the proposals integration into the streetscene and how it will assimilate into the existing Conservation Area.  Variations in height and form are apparent throughout the Conservation Area, the proposal does not seek to adopt a ‘pastiche’ approach nor does it seek to replicate existing elevational treatments in the area.  The careful use of recognisable elements within the overall language of the proposal, whilst reflecting a contemporary expressive language, will allow the proposal to be read positively in the context of surrounding development and in the context of the wider Conservation Area.
5.4
Highway Safety and Accessibility:
5.4.1
The Highway Development Control Section originally raised an objection to the proposal in respect of the potential for the proposal to have a detrimental impact upon highway safety and potentially the amenity of the immediate vicinity of the site.  However following the receipt of a revised Transport Statement the Highways officer has removed their objection and has requested that conditions be attached to the consent, should it be granted, that will ensure adequate parking provision is provided on site and prior to first occupation of any of the apartments. 
5.4.2
The Highways Development Control Section had also queried the potential implications that the proposal may have in reducing the approved parking provision for the mosque and the potential wider impacts through the displacement of parked vehicles elsewhere.  Officers have subsequently confirmed that the parking provision as approved under application 3/2006/0880, which provided 15 dedicated parking bays, will remain unchanged and no loss of parking for the mosque will be resultant in this respect.

5.4.3
A number of representations have been received in respect of the current parking problems encountered on Wilkin Square and the loss of parking as a result of the proposed development.  Members will note that the Highways Officer is of the opinion that the low amount of on-street vehicular parking that will be displaced by the development will be absorbed easily within the vicinity.  

5.4.4
The officer also notes that the area of land to be developed appears to only accommodate occasional opportunistic parking and the public have no right of access to the area, therefore in real terms there will be very little loss of actual ‘publicly available’ parking provision as a result.  The highways officer has raised concerns in respect of the reversing distances being less than 6m, however it has been clarified that this distance is achievable on site as the kerb fronting the lock up garages opposite is a dropped kerb and vehicles at present reverse over this area.
5.5
Landscape/Ecology:
5.5.1
The application is accompanied by an Arboricultural Impact Assessment which has identified the removal of two Leyland Cypress tree groups (totalling 5 trees) and one Amelanchier tree to enable the development.  The aforementioned trees are of low visual amenity and have limited potential for future growth due to existing conflicts or due to the specimens being of a poor condition.
5.5.2
No landscaping details have been submitted in support of the application, such information will be required to be submitted through the imposition of conditions and it will be expected that any details submitted pursuant to the discharging of this condition will include the provision of replacement tree planting.
5.6
Infrastructure, Services and developer Contributions:

5.6.1
The application falls within the category whereby the small sites exemption is applied (Written Ministerial Statement November 2014) as such no developer contributions have been sought and there is no requirement for the applicant to provide on-site provision of affordable housing.
5.7
Flood Risk and Drainage:
5.7.1
The Lead Local Flood Authority (LLFA) originally raised an objection to the proposal on the basis that the Flood Risk Assessment was considered inadequate.  Following the submission of revised details the LLFA have removed their objection to the proposal subject to the imposition of relevant planning conditions.  United Utilities and the Environment agency have also raised no objection to the proposal subject to the imposition of conditions relating to matters of drainage.
5.8
Other Matters:
5.8.1
A number of representations have raises the issue of child safeguarding and the potential risks to children by virtue of the development overlooking the playground associated with St. Michael and St. Johns Primary school which is located to the northwest of the site.  In determining the application the authority must assess the application against the requirements of Policy DMG1 which, amongst other matters, requires that regard must be given to ‘public safety and secured by design principles’.  
5.8.2
Secure by Design (SBD) contains no specific guidance in relation to ‘Child Safeguarding’ however it is noted that point 10.3 of New Schools 2014 (SBD) states that ‘Surveillance over the site from the immediate neighbourhood can help to deter potential offenders who may fear that their presence on the site will be reported to the police.  It is therefore important for the school to develop good relations with the community that overlooks the school and its grounds’.  
5.8.3
The majority of the representations received in respect of this matter seek to draw the officer’s attention towards the potential for residents of the apartments to have unrestricted views of the children who attend the school whilst they are in the playground.  Whilst such concerns, to a degree, are understandable.  There are a number of scenarios  within the borough whereby playgrounds are overlooked either by existing housing or areas that are publicly accessible be it areas of public open space, highways or footway.  Furthermore, following a number of site visits at various times of the day, it is evident that the clear views of the playground are currently available from the mosque car-park, access to the school car-parking area off Wilkin Square and the School park itself, which whilst being private land, appears to allow open access for members of the public to enter the site. 
5.8.4
Members will also note that Lancashire Constabulary have been consulted twice as part of the application and Lancashire Schools Planning Team have also been consulted however no concerns relating to child-safeguarding have been raised by either party.  Therefore taking into account the above matters and taking account of the recommendations of Secure by Design and the criterion of Policy DMG1, I do not consider that the proposal raises any direct conflict with the aforementioned policy insofar that it cannot be reasonably or quantifiably argued that the proposal raises issues of public safety relating to the overlooking of the school playground.
6.
Observations/Consideration of Matters Raised/Conclusion
6.1
Taking account of the above matters and all material considerations it is considered that the proposal will result in the redevelopment of a brownfield site that will bring forward new housing within a highly sustainable location benefitting walkable access to public services and facilities.  It is further considered that the granting of consent will bring forward a form of development that will contribute to the overall enhancement of the Clitheroe Conservation Area and would result in a proposal that is considered to be of an appropriate scale, design and external appearance that will not result in any detrimental impact upon the character and visual amenities of the area.
6.2
For the reasons outlined above the proposed development is considered to be in broad accordance with the aims and objectives of the adopted development plan and do not consider that there are any reasons that would warrant the refusal to grant planning permission.
RECOMMENDATION: That the application be APPROVED subject to the following conditions:
1.
The development must be begun no later than the expiration of three years beginning with the date of this permission.


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.
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:


15.63/PL01 Rev: A - Proposed Site Plan


15.63/PL02 Rev: A - Proposed Floor Plans


15.63/PL03 Rev: A - Proposed Elevations


15.63/PL04 Rev: A – Proposed Sections


REASON:  For the avoidance of doubt and to clarify which plans are relevant to the 
consent.
3.
Precise specifications or samples of all external surfaces, including surfacing materials including details of the glazing and windows/door framing of the development hereby approved shall have been submitted to and approved by the Local Planning Authority before their use in the proposed development.


REASON:  In order that the Local Planning Authority may ensure that the detailed design 
of the proposal is appropriate to the locality and to protect the character and appearance of the defined Conservation Area in accordance with Key Statement EN5 and Policies DMG1 and DME4 of the Ribble Valley Core Strategy.

4.
Notwithstanding the submitted details, prior to the commencement of the development details at a scale of not less than 1:20 of the proposed boundary treatments/fencing, walling and any retaining walls shall have been submitted to and approved by the Local Planning Authority.  The development shall be carried out in strict accordance with the approved details.


REASON:  In order that the Local Planning Authority may ensure that the detailed design 
of the proposal is appropriate to the locality and to protect the character and appearance of the defined Conservation Area in accordance with Key Statement EN5 and Policies DMG1 and DME4 of the Ribble Valley Core Strategy.

5.
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 full details of existing and proposed ground levels and proposed building finished floor levels (all relative to ground levels adjoining the site) shall be submitted to and approved in writing by the Local Planning Authority.  


For the avoidance of doubt the submitted information shall include existing and proposed sections through the site including details of the height and scale and location of the proposed housing in relation to adjacent existing development/built form (where applicable).  The details shall clearly show the eaves and ridge heights of the proposed building/dwelling(s) relative to the eaves and ridge heights of existing neighbouring development/built form.  The development shall be carried out in strict accordance with the approved details.


REASON:  In order that the Local Planning Authority may ensure that the proposal 
responds positively to the topography of the site and to ensure that the detailed design 
of the proposal is appropriate to the locality and to protect the character and appearance 
of the defined Conservation Area in accordance with Key Statement EN5 and Policies 
DMG1 and DME4 of the Ribble Valley Core Strategy.

6.
Prior to the commencement of development a noise survey/assessment ensuring that the rating level of noise emanated from uses adjoining the site will not have an undue or detrimental impact on the residential amenities of future occupiers of the development shall be submitted to and agreed in writing by the Local Planning Authority.  The assessment shall have been made in accordance with the current version of British Standard 4142 and the Planning Practice Guidance.


Should the assessment indicate that noise from uses adjacent the site is likely to adversely affect the residential amenities of future occupiers then the submitted information shall also be accompanied by a detailed scheme or precise details of any sound mitigation/attenuation measures that are required or recommended by the findings of the assessment/survey.


The approved sound mitigation/attenuation measures shall be implemented as part of the construction of the dwellings in strict accordance with the approved details prior to first occupation and thereafter retained. Thereafter a verification report, that demonstrates the approved details have been installed as agreed, shall be submitted to and agreed in writing by the Local Authority.


REASON:  In order that the Local Planning Authority may ensure that the activities 
associated with the proposal are appropriate to the locality and to protect the residential 
amenities of nearby residents/occupiers in accordance with Key Statement EN5 and 
Policies DMG1 and DME4 of the Ribble Valley Core Strategy.
7.
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 a scheme for the hard and soft landscaping of the site shall be submitted to and approved in writing by the local planning authority.  The scheme shall indicate, as appropriate, the types and numbers of trees and shrubs, their distribution on site, those areas to be seeded, turfed, paved or hard landscaped, including details of any changes of level or landform and the types and specifications of all retaining structures (where applicable). 


The approved soft landscaping scheme shall be implemented in the first planting season following occupation or use of the development unless otherwise required by the reports above, whether in whole or part and shall be maintained thereafter for a period of not less than 10 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 originally planted.  


REASON: To ensure the proposal is satisfactorily landscaped and appropriate to the 
locality in accordance with Key Statement EN5 and Policies DMG1 and DME4 of the 
Ribble Valley Core Strategy.

8.
No development shall commence until details of the design, based on sustainable drainage principles, and implementation of an appropriate surface water sustainable drainage scheme have been submitted to and approved in writing by the local planning authority.


Those details shall include, as a minimum:


a) 
Evidence of approval from United Utilities of permission to connect surface water 
drainage in to the 300mm diameter public United Utilities combined sewer within 
Highfield Rd, as stated in section 6.3.6 of the FRA, at the approved discharge 
rate.


b) 
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);


The scheme 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 drainage system shall be retained, managed and maintained in accordance with the approved details.


REASON: To ensure that the proposed development can be adequately drained and to 
ensure that there is no flood risk on or off the site resulting from the proposed 
development in accordance with Policy DME6 of the Ribble Valley Core Strategy.
9.
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.


Reasons: 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.
10.
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.

11.
The development hereby approved shall be carried out in strict accordance with the approved Flood Risk Assessment (FRA) (Ref: 2016-128 dated 30th January 2017) and the following mitigation measures detailed within the FRA:


a)
Finished floor levels are set no lower than 75.8m above Ordnance Datum 
(mAOD).

b)
Flood storage compensation of 13.25 cubic metres to be provided on site, details 
of which shall be provided prior to commencement of development.


The mitigation measures shall be fully implemented prior to occupation and subsequently 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 reduce the risk of flooding to the proposed development and future occupants in accordance with Policy DME6 of the Ribble Valley Core Strategy.

12.
The drainage for the development hereby approved, shall be carried out in accordance with the principles set out in the submitted Flood Risk Assessment (Ref No. 2016-128, dated 30/01/17) which was prepared by FRC Ltd.  No surface water will be permitted to drain directly or indirectly into the public sewer. 


Any variation to the discharge of foul shall be agreed in writing by the Local Planning Authority prior to the commencement of the development.  The development shall be completed in accordance with the approved details.


REASON: To ensure a satisfactory form of development and to prevent an undue increase in surface water run-off and to reduce the risk of flooding in accordance with Policy DME6 of the Ribble Valley Core Strategy.

13.
The parking areas hereby approved shall be surfaced and marked out in accordance with a scheme that shall first have been submitted to and agreed in writing by the Local Planning Authority.  The agreed parking scheme shall be implemented and made available for use prior to first occupation of any of the dwellings hereby approved.


REASON:  In order that the Local Planning Authority may ensure that adequate parking provision is provided on site and to ensure the proposal is appropriate to the locality and to protect the character and appearance of the defined Conservation Area in accordance with Key Statement EN5 and Policies DMG1, DMG3 and DME4 of the Ribble Valley Core Strategy.
14.
Notwithstanding the submitted details, details of proposed cycle storage provision shall have been submitted to and approved by the Local Planning Authority prior to commencement of development.  For the avoidance of doubt all proposed cycle storage shall be enclosed and lockable. 


The development shall be carried out in strict accordance with the approved details and the approved details shall be made available for use prior to first occupation of the dwellings(s) hereby approved and shall be retained for use at all times thereafter.

REASON: In order that the Local Planning Authority may ensure that the development provides adequate provision that encourages the use of sustainable means of transport in accordance with Key Statement DMI1 and Policies DMG1 and DMG3 of the Ribble Valley Core Strategy.
15.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) (England) Order 2015 or any Order revoking and re-enacting that Order, the dwellings hereby permitted shall not be altered or extended, no new windows shall be inserted, no alterations to the roof shall be undertaken and no buildings or structures shall be erected within the curtilage of the dwellings hereby approved unless planning permission has first been granted by the Local Planning Authority. 


REASON: To enable the Local Planning Authority to exercise control over development which could materially harm the character and visual amenities of the immediate area in accordance with Policy DMG1 of the Ribble Valley Core Strategy.

BACKGROUND PAPERS
https://www.ribblevalley.gov.uk/planningApplication/28205
