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CONSTRUCTION OF TEN, TWO-STOREY HOLIDAY COTTAGES, INCLUDING ASSOCIATED PARKING AND ACCESS, LANDSCAPING AND ASSOCIATED WORKS, IN CONNECTION WITH EXISTING HOLIDAY PARK AND LOWER MOSS FARM, LOWER LANE, LONGRIDGE
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CONSULTEE RESPONSES/ REPRESENTATIONS MADE:

PARISH COUNCIL:
Longridge Town Council:

No objections to the application but would like to secure a contribution to the Longridge Loop which would include the widening of the connective path going through the site.   

ENVIRONMENT DIRECTORATE (COUNTY SURVEYOR):

Whilst no objection is raised the Highway Officer is concerned that the permanency of the proposed units may lead to them becoming permanent residences rather than holiday lets. If these properties were to be used as residential dwellings then the access from Lower Lane would be considered inadequate. 

In view of the above, the Highway Officer raises no objection subject to a suitably worded condition ensuring that the units are for holiday accommodation only.

UNITED UTILITIES:  
No objections to the proposal subject to conditions regarding drainage.

LEAD LOCAL FLOOD AUTHORITY: 

Originally objected to the proposal due to the lack a Flood Risk Assessment (FRA), however the applicant has provided the FRA and the LLFA has withdrawn its original objection, subject to conditions.  
ADDITIONAL REPRESENTATIONS:

One letter of objection and one letter of support have been received. The points raised in the letters are summarised below: 
Objection: 

· The proposed units are too high and unattractive, resulting in them being out of keeping with the existing low level timber lodges;

· The units would be clearly visible from neighbouring properties at Walton Fold and would resemble a row of terrace houses; 

· Lack of parking for existing and proposed use of the site;

· It is unclear what the total number of units on this site will be;

· Access via a single track, which is also a public footpath, is inadequate and will negatively impact upon users;

· No detail in respect of storage or collection of bins;

· The proposal represents a clear departure from the original approved development for holiday chalet;  
· Potential future use as residential dwellings;
· An assessment should be undertaken to establish whether some of the occupants of the existing chalets are permanently residing at this site;

· The proposal would detract from the character and features of the area.

Support: 

· The Council’s Core Strategy, and the Longridge Neighbourhood Development Plan, are fully supportive of tourism and holiday accommodation;

· This holiday complex is unique, attractive and enhances the character of the area in comparison to the disused and derelict farming units on site;
· Location has good access to local shops and restaurants to the benefit of the local economy;

· Good access to tourist/recreational facilities such as walking, horse riding and cycling;

· The site already operates as a holiday park and contributes to local businesses;
· This application should be encouraged.

1.
Site Description and Surrounding Area
1.1 The application relates to land at Lower Moss Farm off Lower Lane in Longridge. The site occupies a rural setting, just outside of the draft settlement boundary of Longridge and until 2007 Moss Farm was an active pullet rearing enterprise consisting of a significant number of poultry sheds and associated buildings. The poultry sheds were cleared from the site once this use ceased, although a number of the smaller buildings have been retained and are now used for storage, and as a workshop and office. 

1.2 In 2007, on land to the south of the farmhouse of Moss Farm, where the poultry sheds were previously located, planning permission (3/2007/0060) was granted to erect 21 static caravans/pitches for holiday use. In 2012 a new consent was granted for 19 holiday chalets on this land (3/2012/0426) and the applicant has installed four holiday chalets at the southern end of the site and these are fully operational. As the 2012 planning permission has been part implemented this consent is now active and can be fully completed in the future.  

1.3 This application relates specifically to a section of land between the existing buildings at the northern end of Moss Farm, and the four holiday chalets at the southern end. The land is presently hardsurfaced and used for storage and parking of vehicles. 
1.4 The application site is accessed via a track leading directly off Lower Lane and this track serves the application site (Lower Moss Farm) and the neighbouring farm known as Alston Grange. The access track is also designated as a public right of way and a separate right of way runs through the land associated with Lower Moss Farm. 

2.
Proposed Development for which consent is sought
2.1
The application seeks to erect 10 two storey holiday cottages on a section of land which has an active/live consent for holiday chalets. The 10 holiday cottages proposed by this application would replace 4 of the previously approved 19 chalets, thus resulting in a total of 25 holiday units on this site (10 holiday cottages and 15 chalets). This application however only relates to the 10 holiday cottages and the chalets can be erected under the previously approved consent from 2012. 

2.2
The proposed cottages would be sited directly to the south of the existing workshop building, on an existing hardsurfaced area, with access obtained via the existing access point off the track.

2.3     The proposed cottages would be arranged in a “C-shape” consisting of three blocks. Both the north and south blocks would contain 3 units and the western block 4 units. Each unit would be provided with one car parking space to the front and a small rear garden area. The submit plan also shows landscaped areas and some tree/shrub planting.   
2.4
Each unit would measure 5.7m wide by 9m in length and have a pitched roof design measuring 6.9m to the ridge. The units would be two storey, although the upper floor would be provided within the roof by way of pitched roof dormers. Each unit wold contain one dormer in the front and two in the rear elevations. The units would be constructed in stone with a slate roof, including chimney features, quoin detailing on the corners and surrounding stone detailing around the window openings. 
3.
Relevant Planning History
3.1
3/2007/0060 – Change of use of poultry farm to form a 21 pitch static caravan park and ancillary storage building – approved with conditions

3.2
3/2012/0426 – Static caravan/lodge park for 19no. pitches - approved with conditions

4.
Relevant Policies

Ribble Valley Core Strategy:

Key Statement DS1 – Development Strategy

           
Key Statement DS2 – Sustainable Development


Key Statement EN2 – Landscape
Key Statement EC1 – Business and Employment Development

Key Statement EC3 – Visitor Economy 

Policy DMG1 – General Considerations


Policy DMG2 – Strategic Considerations


Policy DMG3 – Transport and Mobility


Policy DME2 – Landscape and Townscape Protection
Policy DMB1 – Supporting Business Growth and Local Economy

Policy DMB3 – Recreation and Tourism Development 

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
Core Strategy Policy DMB1 generally seeks to support business growth and the local economy, and Policy DMB3 relates specifically to recreation and tourism uses. Policy DMB3 requires new tourism development to be physically well related to an existing main settlement or village or to an existing group of buildings, except where the proposed facilities are required in conjunction with a particular countryside attraction.

5.1.2
In this respect the application site is not located within an existing main settlement or village, however it is directly adjacent to a “group of buildings” at Lower Moss Farm and thus the proposal would comply with this requirement. Furthermore the application site has an extant consent for holiday accommodation and presently four chalets have been erected on the site. 

5.1.3
The LPA have requested that the applicant/agent provide an economic justification for this proposal, and this has been received. The reason the LPA requested this information was that only 4 of the previously approved chalets have been erected, and therefore the LPA were concerned about the future of the park and the need for additional holiday accommodation when the previous approval has not been fully implemented. 

5.1.4
The submitted business plan states that only four of the approved “bespoke” chalets have been sold as holiday homes, and therefore a different business model is required. The applicant comments that the reason only four chalets have been sold is summarised below:

· Wider economics following 2008 market crash led to cheaper alternatives abroad;

· Competition from “brand” operators;
· Comparable costs to a holiday home;

· Expensive construction costs of bespoke units;

· Lack of facilities on site, such a club house, entertainment etc..

· Difficulty in buyers obtaining holiday home mortgages.

5.1.5
In view of the above the applicant is seeking to undertake a different business model more aimed at people wanting to undertake short breaks, as opposed to buying a holiday home/chalet. The applicant is of the opinion that this approach would increase potential for both short and long term revenue and offer the following advantages in comparison to chalets: 

· Temporary let pending sales;

· Retention of value; 
· Optional range of finance available;

· Reduction in risk of capital investment;

· Less vulnerability to market fluctuations.

5.1.6
The business plan accepts that the initial cost for the proposed holiday units is greater than that of the chalets, however they provide greater longevity for the investment and low cost of refurbishment, modernisation and upgrading over the lifetime of the building. The business plan estimates that the total construction cost of the 10 units would be between £700,000 - £800,000, and it is generally accepted that a good return on such an investment would be 10 - 12%. In order to achieve this 10% return each unit would therefore need to generate £7,000 - £8,000 per annum, and the submitted business plan states that holiday lets of this nature generally return between £8,000 - £12,000 per annum. As such the business plan seeks to demonstrate that the proposal is viable. 

5.1.7
In response to the submitted business plan, the LPA compliments the applicant for providing such information as often applications for holiday accommodation come forward without a business plan or justification. The LPA accepts that as is the case with any business plan or business venture the calculations provided are estimates and it is somewhat impossible at this stage to calculate whether a business is likely to be viable or not. Nevertheless, the applicant has provided a business plan which appears to show that with the projected returns the business could be viable.     
5.1.8
In view of the above, the principal of holiday accommodation in this location has already been established and is therefore considered to be acceptable, however conditions have been attached which will ensure that the buildings are used solely as holiday accommodation only and not as permanent or primary living accommodation. 

5.2
Impact Upon Residential Amenity:
5.2.1
The nearest residential dwellings to the proposed units are the two dwellings associated with Lower Moss Farm (Moss Farm and Lower Moss Farm). These dwellings are located within the farmstead of Lower Moss Farm, with Lower Moss Farm being occupied by the applicant. At the nearest point the dwelling known as Moss Farm would be sited more than 80m from the proposed holiday units, with intervening buildings in-between and thus the proposed development would have no negative impact upon the residential amenity of the existing dwellings on this farm. 

5.2.2
Outside of the farmstead of Lower Moss Farm, the application site is adjoined by open fields. To the west are the dwellings within the complex of Walton Fold Farm, some 190m away from the application site, and to the east is Alston Farm (approx. 180m from the proposed units). An objection has been received from one the residents within the complex of dwellings to the west on the basis that the proposed units would be clearly visible from Walton Fold, however at a distance of 190m it is not considered that the development would have any impact in terms of loss of residential amenity. The fact that a development is visible from a neighbouring property is not in itself a justifiable reason for refusal.      
5.2.3
In view of the above, given the separation distances that would be achieved to neighbouring properties, the proposed development would share an acceptable relationship with neighbouring land uses in accordance with Policy DMG1.      
 5.3
Visual Amenity/External Appearance:

5.3.1
The application site occupies a relatively isolated position down a track which only serves the application site (Lower Moss Farm) and the neighbouring farm known as Alston Farm. As such the development site is not highly accessible or visible to the public. It is however accepted that the track which serves the application site is also a public right of way, and a right of way also crosses through Lower Moss Farm, to the north of the proposed development.    

5.3.2
Nevertheless, the proposed units would be viewed in conjunction with the existing/adjacent buildings and dwellings at Lower Moss Farm and with a height of 6.8m to the ridge the proposed cottages ae not excessively large in size and would not dominate the site. Further afield the neighbouring farm at Alston Farm has large agricultural buildings that are substantially larger than the proposed units and consequently the visual impact of the units on the wider area is considered to be acceptable.     
5.3.3
With regard to design and external appearance, the proposed units would be constructed in stone, with a slate roof, and such materials are considered to be acceptable in this rural location. The properties would contain significant levels of glazing, however the previously approved chalets are of a modern/contemporary design with high levels of glazing and outdoor decking areas. As such the proposed development would not be at odds with what has previously been approved at this site.  

5.3.4
Furthermore, Lower Moss Farm previously consisted of large poultry sheds before consent was granted for holiday accommodation at the site, and the proposal includes new landscaped areas which will potentially improve the existing appearance of the site. A condition requiring the landscaping scheme to be submitted to the LPA and implemented on site has been attached to the recommendation. 

5.3.5
With the above in mind it is considered that the design/appearance of the proposed development would be sympathetic and in keeping with the surrounding landscape and buildings in accordance with Key Statement EN/2 and Policy DMG1 of the Core Strategy, as well as National Guidance contained within the NPPF. 
5.4
Highways

5.4.1
The application proposes to utilise the existing track and access point and the Highway Officer raises on objection, subject to the a condition which ensures that units are for holiday use only as the access would not be acceptable if these units were used as dwellings.   
5.5
Trees and Ecology

5.5.1
The land upon which the units would be erected is hardsurfaced and previously contained the poultry sheds in association with the farming activities that took place on this site. Consequently the land upon which the units would be built has no ecology value. 

5.5.2
In order to enhance biodiversity a condition has been attached requiring bat/bird boxes to be erected on the proposed units and the above mentioned landscaping will not only bring visual benefits but also ecology improvements to the site/area. 
5.6
Other Issues

5.6.1
Longridge Town Council have requested that the applicant make a financial contribution towards the Longridge Loop, however such a request would require a Section 106 Agreement. National Guidance within the NPPG states that developer contributions can only be sought for development proposals that are in excess of 10 units and thus a legal agreement cannot be applied to this proposal. Notwithstanding the above, it is not considered that this a reasonable request for the scale of development proposed. 

5.6.2
The objector has raised a concern in respect of bin storage and collection from the site. In response to this there is sufficient space externally for the storage of bins and as the units would be a business (rather than for residential use) the bins would be collected under a private trade agreement rather than by RVBC’s residential collection. 

5.6.3
The objector has raised concerns in respect of the future use of these units as residential dwellings and questioned the existing use of the chalets on site. With regard to future use, conditions have been attached to ensure than the approved units are for holiday purposes only and not to be used a primary living accommodation. With regard to the current use of of the existing chalets, the concerns raised within the objection are currently being investigated.
5.6.4
The application site is not located within Floodzone 2 or 3, however as the proposal seeks to erect 10 units a Flood Risk Assessment (FRA) has been submitted. The LLFA and UU have reviewed submitted information and raised no objection subject to conditions. 

6.
Observations/Consideration of Matters Raised/Conclusion
6.1
In summary, the principle of holiday cottages in this location is considered to be acceptable and the proposed development would not have any undue impact upon neighbouring amenity. The proposal would not have any significant visual impact on the character and quality of the site and its surrounding area, and as such the application is recommended for approval.  

RECOMMENDATION: That the application be APPROVED subject to the imposition of the following condition(s):

CONDITIONS:

1.
The development must be begun not 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. 

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:


RAI/10/Dwg 01

RAI/10/Dwg 02


RAI/10/Dwg 03


RAI/10/Dwg 04


6201 01-01 (amended plan received 29/09/17)


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

Materials

3.
Notwithstanding any description of materials in the application and the requirements of condition 2 of this permission, samples or full details of all materials to be used on the external surfaces of the holiday units hereby approved shall have been submitted to and approved in writing by the Local Planning Authority prior to their use on site. Such details shall include the type, colour and texture of the materials. The development shall thereafter be implemented in accordance with the duly approved materials.


REASON: In order that the Local Planning Authority may ensure that the materials to be used are appropriate to the locality in accordance with Key Statement EN2, and Policy DMG1 of the Ribble Valley Core Strategy.

Use of units

4.
Notwithstanding the provisions The Town and Country Planning (Use Classes) (Amendment) (England) Order 2015, or any equivalent Order following the revocation and re-enactment thereof (with or without modification), the holiday cottages hereby approved shall only be used as holiday accommodation and for no other purpose, including any other purpose within Use Class C3. 


REASON: For the avoidance of doubt, and to avoid an over-intensive use and to ensure that the development remains compatible with the character of the area and the intensity and frequency of usage remains proportionate to the use hereby approved in accordance with Policies DMG1, DME2, DMB1 and DMB3 of the Ribble Valley Core Strategy.

5.
The holiday cottages hereby approved shall not be used as a unit of permanent accommodation or any individual(s) sole place of residence.  A register of all occupants/owners of the holiday cottages hereby approved shall be maintained at all times and shall be made available for inspection by the Local Planning Authority on request.  For the avoidance of doubt the register shall contain the name and address of the principal occupier/owner(s) together with all dates of occupation.


REASON: To ensure that the development remains compatible with the character of the area and the intensity and frequency of usage remains proportionate to the use hereby approved in accordance with Policies DMG1, DME2, DMB1 and DMB3 of the Ribble Valley Core Strategy.

6.
Notwithstanding the provisions of Classes A to H of Part 1 of the Town and Country Planning (General Permitted Development) (England) Order 2015, or any Order revoking and re-enacting that Order, the holiday cottages hereby permitted shall not be altered or extended, no new windows shall be inserted (including rooflights) and no additional buildings or structures shall be erected within its external area 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 development and locality and the amenities of nearby residents in accordance with Key Statement EN2 and Policies DMG1 and DME2 of the Ribble Valley Core Strategy.

Highways

7.
The car parking and manoeuvring areas (as shown on approved drawing RAI/10 Dwg 02) shall be laid out in accordance with the approved plan before any of the holiday cottages hereby approved are first brought into use and shall be permanently maintained as such thereafter. 


REASON: To allow for the effective use of the parking areas in accordance with Ribble Valley Core Strategy Policies DMG1 and DMG3.
8.
For the full period of construction, facilities shall be available on site for the cleaning of the wheels of vehicles leaving the site and such equipment shall be used as necessary to prevent mud and stones being carried onto the highway. The roads adjacent to the site shall be mechanically swept as required during the full construction period. 


REASON: To prevent stones and mud being carried onto the public highway to the detriment of road safety in accordance with Ribble Valley Core Strategy Policies DMG1 and DMG3. 

Amenity

9.
No external lighting shall be installed on any structure hereby approved, or elsewhere within the site, without the prior written approval of the Local Planning Authority. Details of any such lighting shall be submitted to and approved in writing by the Local Planning Authority prior to its installation.  Only the duly approved lighting shall be installed on the buildings hereby approved. 


REASON: In order to ensure a satisfactory appearance in the interests of visual amenity and to prevent nuisance arising in accordance with Key Statement EN2 and Policy DMG1 of the Ribble Valley Core Strategy.

10.
Unless otherwise agreed in writing by the Local Planning Authority, no building or engineering operations within the site or deliveries to and from the site shall take place other than between 07:30 hours and 18:00 hours Monday to Friday and between 08:30 hours and 14:00 hours on Saturdays, and not at all on Sundays or Bank Holidays.


REASON: In order to protect the amenities of existing residents in accordance with Policy DMG1 of the Ribble Valley Core Strategy.

Landscape and Ecology

11.
No clearance of any vegetation in preparation for or during the course of development shall take place during the bird breeding season (March - August inclusive) unless an ecological survey has first been submitted to and approved in writing by the Local Planning Authority which demonstrates that the vegetation to be cleared is not utilised for bird nesting. Should the survey reveal the presence of any nesting species, then no clearance of any vegetation shall take place during the bird breeding season until a methodology for protecting nest sites during the course of the development has been submitted to and approved in writing by the Local Planning Authority. Nest site protection shall thereafter be provided in accordance with the duly approved methodology.

REASON: In order to prevent any habitat disturbance to nesting birds in accordance with the requirements of Ribble Valley Core Strategy Policy DME3 and the provisions of the Wildlife and Countryside Act 1981 (as amended) and the National Planning Policy Framework.
12.
Notwithstanding the details shown on the approved plans and the requirements of condition 2 of this permission, within three months of development first taking place a landscaping scheme for the site shall be submitted to and approved in writing by the Local Planning Authority. Such a scheme shall include details of the type, species, siting, planting distances and programme of planting of any trees, shrubs, hedges and other soft landscaped areas. The duly approved landscaping scheme shall be carried out within the first planting season after any holiday cottage hereby approved becomes operative and the areas which are landscaped shall be retained as landscaped areas thereafter. Any trees, shrubs, hedges or areas of soft landscaping removed, dying, being severely damaged or becoming seriously diseased within three years of planting shall be replaced by trees or shrubs of similar size and species to those originally required to be planted.


REASON: In order to achieve a satisfactory level of landscaping in the interests of visual amenity in accordance with the requirements of Policy DMG1 of the Ribble Valley Core Strategy.

13.
No development, including any site preparation, demolition, scrub/hedgerow clearance or tree works/removal shall commence or be undertaken on site until details of the provisions to be made for building dependent species of conservation concern, artificial bird nesting boxes / artificial bat roosting sites have been submitted to, and approved in writing by the Local Planning Authority. 

For the avoidance of doubt the details shall identify the nature and type of the nesting boxes/artificial roosting sites and the locations(s) or wall and roof elevations into which the above provisions shall be incorporated.


The artificial bird/bat boxes shall made available for use before the holiday cottages hereby approved are first brought into use and thereafter retained.  The development shall be carried out in strict accordance with the approved details.

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.

Drainage

14.
Foul and surface water shall be drained on separate systems. 


REASON: In order to reduce the risk of flooding in accordance with Policy DME6 of the Ribble Valley Core Strategy and the National Planning Policy Framework.

15.
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 and unless otherwise agreed in writing by the Local Planning Authority, no surface water shall discharge to the public sewerage system either directly or indirectly. 


The development shall be completed in accordance with the approved details. 
 

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 the National Planning Policy Framework. 

16.
No development shall commence until final 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) 
Information about the lifetime of the development, design storm period and intensity (1 in 30 & 1 in 100 year + allowance for climate change see EA advice Flood risk assessments: climate change allowances’), discharge rates and volumes (both pre and post development), temporary storage facilities, 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 floor levels in AOD; 

b) 
The drainage strategy should demonstrate that the post development surface water run-off rate will not exceed the pre-development greenfield run-off rate for the corresponding rainfall event. The maximum surface water run-off rate from the development will be no greater than 10.6l/s. 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 watercourses (open or culverted) 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 as applicable; 

f) 
Evidence of an assessment of the site conditions to include a site investigation and test results to confirm infiltrations rates. If infiltration is shown to be a viable option for the disposal of surface water, then this should then be used as the primary method for disposing of surface water from the site. Disposal via an ordinary watercourse will only be considered where infiltration is proved to be unsuitable. 

g) 
Details of water quality controls, where applicable. 


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 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.

17.
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.

18.
No development hereby permitted shall brought into use 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 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.

INFORMATIVE:
The proposals indicate that the applicant intends to discharge surface water into the open watercourse at the west side of the development site. 

Under the Land Drainage Act 1991 (as amended by the Flood & Water Management Act 2010), you need consent from the Lead Local Flood Authority if you want to build a culvert or structure (such as a weir) or carry out works within the banks of any ordinary watercourse which may alter or impede the flow of water, regardless of whether the watercourse is culverted or not. 

As a minimum, the applicant will be expected to: 
Carry out studies of the existing culvert/watercourse condition and capacity; 
Undertake an examination of the downstream condition and implications of the development proposal, and; 
Restrict discharge rates so that the peak runoff rate from the development to the ordinary watercourse for the 1 in 1 year rainfall event and the 1 in 100 year rainfall event should never exceed the peak greenfield runoff rate for the same event. 

As per Lancashire County Council Consenting and Enforcement Policy, it should be noted that the Lead Local Flood Authority will generally refuse consent applications which seek to culvert an existing ordinary watercourse. This is in line with Environment Agency guidance on protecting watercourses: http://evidence.environment-agency.gov.uk/FCERM/en/FluvialDesignGuide/Chapter8.aspx?pagenum=6
BACKGROUND PAPERS   
https://www.ribblevalley.gov.uk/site/scripts/planx_details.php?appNumber=3%2F2017%2F0700
