RECOMMENDATION FOR PLANNING AND DEVELOPMENT COMMITTEE

DEFER AND DELEGATE
DATE:
 
6 September Z2018
REF:
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CHECKED BY: 
APPLICATION REF: 3/2018/0008
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DEVELOPMENT DESCRIPTION:

DEMOLITION OF EXISTING DWELLING AND ERECTION OF 34 BUNGALOWS FOR THE OVER 55S WITH ASSOCIATED ACCESS, PARKING, LANDSCAPING AND OPEN SPACE AT 30 PEEL PARK AVENUE AND LAND TO THE REAR CLITHEROE BB7 1ET
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CONSULTEE RESPONSES/ REPRESENTATIONS MADE:

TOWN  COUNCIL:
Object on grounds of over intensification of the site and poor site access

ENVIRONMENT DIRECTORATE (COUNTY SURVEYOR):
Initially raised no objections  but requested amendments so that the road would be capable of adoption. Following further correspondence with the developer accepted the original layout subject to technical conditions relating to road specifications, access details, lighting requirements and construction method statement. Following submission of further information from the applicants highways consultant no amendments were secured in relation to the requests relating to changes to the internal road layout.
LEAD LOCAL FLOOD AUTHORITY: 
The Lead Local Flood Authority originally objected due to the absence of an acceptable Flood Risk Assessment (FRA) but following receipt no longer raise any objections subject to appropriate condtions. These are incorporated in the report.
UNITED UTILITIES: 
Following our review of Flood Risk Assessment, we can confirm the proposals are acceptable in

principle to United Utilities. The drainage for the development hereby approved, shall be carried out in accordance with principles set out in the submitted Flood Risk Assessment (Ref No. B2030 Peel Park Avenue, Dated 07/12/17) which was prepared by Michael Lambert Associates. 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. Also recommend the Local Planning Authority include a condition in their Decision Notice regarding a management and maintenance regime for any sustainable drainage system that is included as part of the proposed development.
ENVIRONMENT AGENCY: 
Not required to be consulted on this application. 
LANCASHIRE ARCHAEOLOGICAL ADVISORY SERVICE: 
No objection and recommend imposition of a recording brief condition.

ADDITIONAL REPRESENTATIONS:

16 letters of objection have been received; these include one letter with a petition from 90 signatures many of which have also sent separate objection letters, 13 letters from individual households which raise the following concerns:

· The impact the development would have on the local habitat and loss of wildlife.

· Concern over drainage and flooding impact.

· If approved there would need to be a mechanism to control development for the bungalows only and restrict any further extensions.

· Concern over traffic implications and in particular the generation of vehicular traffic as a result of the development on the existing highway network as well as the new access point. 

· The site is not idetnfied as a development site in the Core Strategy or in the housing and economic document and was rejected as a SHLA site and therefore is inappropriate. 

· There are more than enough houses that have already been granted in Clitheroe in excess of the Core Strategy figure and this would result in further loss of greenfield sites. 

· The scheme makes no reference on how to address sustainability issues.

· Loss of privacy as a result of development caused by construction traffic, noise and overlooking if the development was to go ahead. 

· There is an environmental impact.

· There is a lack of support in infrastructure to facilitate a development and in particular schooling, doctors surgery, shops and access to a reasonable bus service. 

· There is concern that this is just a money grabbing exercise by Clitheroe Grammar School. 
· The morality of such a decision is questioned.

· There is concern over the red line on the plan that is inaccurate and in particular the maintenance of a local ditch.
· Consider the revised FRA to be incomplete.
1.
Site Description and Surrounding Area

1.1
The land is agricultural land of 1.97 hectares and situated in the south east part of Clitheroe and within the main settlement boundary of Clitheroe. It is bound by  residential development to the north and west and to the south by open fields which forms part of y the Strategic Mixed Use development site Standen. There is also a sports pitch that  borders the site.

2.
Proposed Development for which consent is sought
2.1
The application seeks full planning consent and is for 34 bungalows that would be specifically for over 55’s of which 4 would be Affordable bungalows.
2.2
In terms of materials the bungalows would be finished in natural stone and render with the properties beyond being finished in artificial stone and render.  

2.3
Vehicular access to the residential development would be provided via a new access point to be taken off Peel Park Avenue which is facilated by the demolition of number 30 Peel Park Avenue.
2.4
Each dwelling would be provided with at least two designated car parking spaces with some properties having integral garages and/or cycle sheds in the rear garden. 

3.
Relevant Planning History

None
4.
Relevant Policies

Ribble Valley Core Strategy:

Key Statement DS1 – Development Strategy

           
Key Statement DS2 – Sustainable Development


Key Statement EN2 – Landscape

Key Statement EN3 – Sustainable Development and Climate Change


Key Statement EN4 – Biodiversity and Geodiversity


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 DMB4 – Open Space Provision


Policy DME3 – Site and Species Protection and Conservation


National Planning Policy Framework (NPPF)

National Planning Practice Guidance (NPPG)

5.
Assessment of Proposed Development
5.1
Principle of Development:
5.1.1
The application site is located within the Settlement Boundary of Clitheroe, which is categorised as one of the principal settlements 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. 

5.1.2
The application site is adjoined by the Strategic Mixed Use development site Standen and existing residential development and sports pitch. As such the site is considered to be located within a sustainable location and the principle of residential development on this site would accord with the fundamental aims of the Development Strategy within the adopted Core Strategy.        
5.1.3
With regard to housing land supply, at the time of writing this report it is considered that the latest published figures (March  2018) the Council has a 5.3 year housing land supply. In light of the fact that the Council can demonstrate completions above our annual requirement for the past 4 years it is of the opinion that the 5% buffer is applied for the purposes of calculating our 5 year supply (as per paragraph 73 of the new NPPF).
5.1.4
In respect of residual need, the Core Strategy proportions a total of 1280 houses to be built in Clitheroe during the plan period (2028). Whilst the housing requirement for Clitheroe has already been exceeded by I do not consider such an over provision  would not cause harm to the development strategy, particularly given that the application site is located within the settlement boundary of one of the principal (most sustainable) settlements in the borough, and the proposed development would further add to the borough’s housing land supply, including the provision of both a housing mix comprising of 1,2 and 3 bedroom bungalows for the over 55’s  including market and affordable units. Additionally the residual need figures are expressed as a minimum requirement as opposed to a maximum. 
5.1.5
In view of the above, it is considered that the broad principle of developing this site for residential use, within the Settlement Boundary of Clitheroe, complies with Key Statements DS1 and DS2, along with Policy DMG2, of the Core Strategy. 
5.2
Viability Assessment in respect of affordable housing contribution. 
5.2.1
In relation to Afffordable Housing the proposal does not offer the minimum of 20% Affordable Housing. Viability assessements have been carried out and it has been concluded that given the nature of the development being bungalows it can provide for 4 units which is approximately 10% and therefore sits below the mininmum threshold. One option would be to simply refuse the development on that  basis and anticipate other sites will come forward to meet the provision or the existing site could be altered in its housing mix to promote a higher density development incorporating 2 storey dwellings which would allow for a different financial return to make the site more viable.A meeting has took place between the applicant, the LPA, and the Independent Surveyor in order to consider a on a scheme that would be viable and seek to obtain the maximum amount of financial contributions and affordable housing, whilst still being acceptable in all other aspects of planning. After these lengthy discussions and negotiations the applicant has agreed to provide the following as part of this application: 
· 4 Affordable Bungalows
· Off site sport and recreation contribution of £14,000;

· Ecology Contribution of £3,000;

5.2.2
Discussions and negotiations have taken place throughout the application process and the above offer from the applicant is considered to be the maximum/best that is financially viable having regard to the submitted scheme. In assessing the overall scheme it should be recognised that the scheme is for 34 bungalows and would be only one of a few sites of this size  for bungalows only and the applicant has also agreed to allow the marketing scheme to allow for Clitheroe residents to have the first option during an initial marketing of the site. A similar condition worked successfully on a smaller bungalow development at barrow.
5.2.3
It is evident from the response of the Regeneration and Housing section that there is no objection in principle to the scheme but is not supported by the Housing Strategy  Officer as it under delivers in relationto Affordable Housing as it only provides 10 % rather then the minimum 20%. In relation to the revised NPPF Paragraph 64  states that Major applications should provide a minimum of 10 % of homes should be for affordable home ownership. However one of the exemptions relates to specialist accommodation which mayinclude purpose built accommodation for the elderly.
5.3
Impact upon Residential Amenity:
5.3.1
I note the concerns of the local residents with regards to highway issues and privacy on the basis of the advice from LCC highways do not consider it significant enough to warrant a refusal and in terms of privacy I consider there is adequate distance between the proposed dwelling that face towards the rear gardens of Claremont Drive and fencing or landscaping could further reduce any impact.
5.3.2
With regard to the relationship between the proposed dwellings within the development site, the proposal would accord with the Council’s recommended separation distances so as to ensure that acceptable levels of amenity are provided for proposed residents. 

5.3.3
In view of the above it is considered 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.

5.4
Layout/Visual Amenity/External Appearance
5.4.1
In respect of the proposed dwellings there is a mixture of detached, semi detached as well as two blocks of 3 bungalows. The larger 3 bedroom detached bungalows have integral garages and the smaller detached bungalows have individual garages. The semi detached units have individual driveways  with the “terraced blocks” having parking at the front. I consider the layout itself to be acceptable as it offers a mixture of design features and given the nature of the poproposal does not dominate the surrounding landscape. It does not offer the same amenity space as the immediate dwellings that border the site I am satisfied that the layout itself is visually acceptable. 

5.4.2
It is considered that the layout and design/appearance of the proposed development is in keeping with the surrounding area and would provide a range of different bungalows with different design features including  small gabled bay windows and brick and timber detailing at the eaves of the units. The proposal therefore complies with Policy DMG1 which requires all proposals to be sympathetic to existing land uses in terms of scale, style, features and materials.      
5.5
Highway Safety and Accessibility:
5.5.1
The County Highway Officer has raised no objection to the application and requested certain changes to the internal road layout. Although these have not been secured I consider the additional requirements to be unreasonable. including the creation of the new vehicle access point off peel Park Avenue.
5.6
Landscape/Ecology/Trees:
5.6.1
The submitted application includes a detailed arboricultural report and landscape proposals
5.6.2
The proposal includes the retention of the trees and hedgerow on the site boundary.The landcaped areas within the site anre private lawned areas. The applicant has agreed to an off site contribution of £5,000 as biodiversity offset which could be used at Primrose or elsewhere such as the LOcla wildlife reserves. 
5.6.3
The submitted application also includes an extended Phase 1 Habitat Survey and a Protected Species Survey. The Countryside Officer has reviewed these documents and raised no objection, subject to the imposition of conditions. A condition has also been included requiring habitat connectivity boundary treatments and details of bat and bird boxes to be installed throughout the site. 
5.7
Flood Risk and Drainage:

5.7.1
The application site is not located within Floodzone 2 or 3, however given the scale of development a Flood Risk Assessment and drainage strategy has been submitted with the application. As part of the consultation process the LPA have consulted with United Utilities. Following recosultation the LLFA have raised no objection, subject to the imposition of recommended conditions to any approval. 
5.8
Developer Contributions:

5.8.1
The applicant has agreed make a financial contribution of towards the installation/improvement/maintenance of an area of Public Open Space and sports provision facilities (off-site).
5.8.2
The application site is located within proximity of two Nature Reserves (Salt Hill and Cross Hill) as well as Primrose Lodge and the Council’s Countryside Officer has requested that the applicant make a contribution towards biodiversity on these sites, as an off-set to the works taking place on the application site which has some biodiversity value. The applicant has accepted this request and a sum of £5,000.   

5.9
Other Issues

5.9.1
In terms of heritage issues the location of a roman road within the site has been noted and an apprioriate condition has been imposed inaccordance with the advice of LAAS. 
6.
Conclusion
6.1
I recognise the concern expressed by the Strategic Housing Officer but consider the other benefits including the provision of bungalows for over 55’s, an element of affordable housing,biodiversity offset contribution, Off site recreational financial contribution and the associated economic benefits from the the development and given its suitability in terms of location render the scheme acceptable.
RECOMMENDATION: That the application be DEFERRED and DELEGATED to the Director of Community Services for approval subject to the satisfactory completion of a Legal Agreement, within 3 months from the date of this Committee meeting or delegated to the Director of Community Services in conjunction with the Chairperson and Vice Chairperson of Planning and Development Committee should exceptional circumstances exist beyond the period of 3 months and  the following conditions: 
Timings and Commencement 

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: 

· Location Plan – OS-01

· Site Layout – 17-15-SK01 A

· Street Scenes – 17-15-S01

· Garage Detail – GD-01

· Materials Plan – 17-15-SK02

· Boundary detail – 17-15-SK01

· House Type booklet 

· Design and Access Statement


REASON: For the avoidance of doubt and to clarify which plans are relevant to the consent. 
Matters of Design 
3. 
All materials to be used in the elevations and roof of the proposed development shall be as stated on the application form and approved drawings and shall not be varied without the prior written permission of the Local Planning Authority. 


REASON: The proposed materials are appropriate to the locality in accordance with Policy DMG1 of the Ribble Valley Core Strategy. 
4.
Prior to the commencement of the development details of the design and position of the external meter boxes shall be submitted to and agreed in writing by the Local Planning Authority. For the avoidance of doubt the details shall indicate that no meter boxes will be located on the primary elevations of the proposed dwellings or on locations that that are afforded a high level of visibility upon the streetscene.  The development shall be carried out in strict accordance with the approved details unless otherwise agreed in writing by the Local Planning Authority.


REASON:  In order that the Local Planning Authority may ensure that the detailed design of the proposal is appropriate to the locality and results in acceptable standard of appearance in accordance with Policy DMG1 of the Ribble Valley Core Strategy.

Landscape 
5. 
The development hereby permitted shall be carried out in accordance with the boundary treatment proposals as detailed on approved drawing no. 17-15-SK01.

REASON: To ensure the proposal is satisfactorily landscaped and appropriate to the locality in accordance with Policy DMG1 of the Ribble Valley Core Strategy. 

6 
No development including any site preparation, scrub/hedgerow clearance shall commence until the measures to protect the trees identified in the approved Arboricultural Impact Assessment prepared by Ascerta and shown in Appendix 2, drawing no. P.904.17.02 A have been carried out in accordance with BS5837 (2012): ‘Trees in Relation to Construction’. Such fencing shall be erected in its entirety prior to any other operations taking place on the site. This fencing should not be breached or removed during development. Furthermore within the areas so fenced the existing ground level shall be neither raised nor lowered and there shall be no development or development-related activity of any description including the deposit of spoil or the storage of materials unless expressly agreed by the Local Planning Authority. 


REASON: To protect 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 DME2 of the Ribble Valley Core Strategy. 

Drainage and Flooding 
7.
Foul and surface water shall be drained on separate systems. 


REASON: To secure proper drainage and to manage the risk of flooding and pollution in accordance with Policy DME6 of the Ribble Valley Core Strategy. 
8
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.

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.
10
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 proposed development can be adequately maintained 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.

Highways 
11.
Prior to any building work commencing on site a scheme for the provision of facilities to charge electric vehicles within at least 30% of the dwellings hereby approved shall have been submitted to the Local Planning Authority for approval. The development shall be carried out in strict accordance with the approved details and the charging facilities shall be made available for use prior to the occupation of each dwellings house within which they will be installed. 


REASON: To ensure that provision is made for electric powered cars and to support sustainable methods of travel in accordance with Key Statement DMI2 and Policy DMG3 of the Core Strategy.

12.
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. 

13.
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 include:

· The parking of vehicles of site operatives and visitors;

· Loading and unloading of plant and materials used in the construction of the development;

· Storage of such plant and materials;

· 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.

· Details of working hours

· The method of demolition for the existing property

· The erection and maintenance of security hoarding

· Contact details for the site manager


REASON: In the interests of protecting residential amenity from noise and disturbance and to ensure the safe operation of the Highway during the construction phase of the development in accordance with Policies DMG1 and DMG3 of the Ribble Valley Core Strategy.

14.
The new estate road for the 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 extended 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. 

15.
The parking, garaging and associated manoeuvring facilities shown on the plans hereby approved shall be surfaced or paved, drained and marked out and made available in accordance with the approved Site Layout Drawing prior to the occupation of any of the dwellings. Such parking facilities shall thereafter be permanently retained for that purpose (notwithstanding the Town and Country Planning (General Permitted Development) Order 2015).


REASON: In the interests of visual amenity and to facilitate adequate vehicle parking and turning facilities to serve the site in accordance with Policy DMG1 of the Ribble Valley Core Strategy.

16.
Notwithstanding the provisions of the Town and Country Planning (General Development Procedure) Order 2015 and the Town and Country Planning (General Permitted Development) (Amendment) (No 2) (England) Order 2015, or any subsequent Orders or statutory provision re-enacting the provisions of these Orders, all garages shown on the approved plan shall be maintained as such and shall not be converted to or used for living accommodation without the prior written approval of the Local Planning Authority in consultation with the Highway Authority. 


REASON: In the interests of visual amenity and to facilitate adequate vehicle parking and/or turning facilities to serve the dwelling in accordance with Policy DMG1 of the Ribble Valley Core Strategy.

Further Control over Development 
17.
Prior to the commencement of the development details of the design and position of the external meter boxes shall be submitted to and agreed in writing by the Local Planning Authority. For the avoidance of doubt the details shall indicate that no meter boxes will be located on the primary elevations of the proposed dwellings or on locations that that are afforded a high level of visibility upon the streetscene.  The development shall be carried out in strict accordance with the approved details unless otherwise agreed in writing by the Local Planning Authority.


REASON:  In order that the Local Planning Authority may ensure that the detailed design of the proposal is appropriate to the locality and results in acceptable standard of appearance in accordance with Policy DMG1 of the Ribble Valley Core Strategy.

Ecology and Trees 

18.
The development hereby approved shall be carried out in complete accordance with the recommendations and mitigation measures detailed within the submitted Protected Species Survey (Dec 2016) and Phase 1 Habitat Survey (Dec 16).   


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.

19.
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: 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.

Residential Amenity

20.
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.

Archaeology and Heritage

21.
No development shall take place until the applicant, or their agent or successors in title, has secured the implementation of a programme of archaeological building recording and analysis. 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. The programme of recording should comprise a Level 3 record, as set out in 'Understanding Historic Buildings' (Historic England 2016). It should be undertaken by an appropriately experienced and qualified professional archaeological contractor to the standards and guidance set out by the Chartered Institute for Archaeologists.


REASON: To ensure and safeguard the recording and inspection of matters of archaeological/historical importance associated with the site in accordance with Policy DME4 of the Ribble Valley Core Strategy.

INFORMATIVES:
1.
The alterations to the existing highway as part of the new works may require   changes to the existing street lighting at the expense of the client/developer.

2.
The grant of planning permission will require the applicant to enter into an appropriate Legal Agreement, with the County Council as Highway Authority. The Highway Authority hereby reserves the right to provide the highway works within the highway associated with this proposal. Provision of the highway works includes design, procurement of the work by contract and supervision of the works. The applicant should be advised to contact the contact the Environment Directorate for further information by telephoning the Developer Support Section on 0300 123 6780, or emailing the Developer Support Section, Lancashire County Council, Environment Directorate, at  lhscustomerservice@lancashire.gov.uk  

3.
The grant of planning permission does not entitle a developer to obstruct a right of way and any proposed stopping-up or diversion of a right of way should be the subject of an Order under the appropriate Act. 

BACKGROUND PAPERS  
https://www.ribblevalley.gov.uk/site/scripts/planx_details.php?appNumber=3%2F2018%2F0008


