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	Date Inspected:
	N/A
	

	Officer:
	SK
	

	DELEGATED ITEM FILE REPORT: 
	CONDITION DISCHARGE

	


	Development Description:
	Discharge of condition 1 (time constraint), 2 (approved plans), 3 (materials), 4 (boundary treatments), 5 (ground levels and floor levels), 6 (obscure glazing), 7 (landscaping), 8 (dedicated garaging), 9 (parking scheme), 10 (refuse storage area), 11 (garage doors), 12 (bird and bat boxes), 13 (construction method statement), 14 (land contamination report), 15 (drainage), 16 (surface water drainage), 17 (restriction of use of garages) and 18 (removal of permitted development rights) from planning permission 3/2017/0920.

	Site Address/Location:
	Plot 6 Cherry Drive Brockhall Village Langho Blackburn BB6 8HJ

	


	CONSULTATIONS: 
	Parish/Town Council

	N/A

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways
	

	

	LLFA
	

	

	RVBC Engineers
	

	The submitted Contaminated Land Assessment makes recommendations (section 8, page 20) which should be followed through before I would recommend that the condition be discharged, unless you are happy that the developer will carry out the work before the property is occupied. Either way the developer needs to submit a verification report to confirm that the required remediation work has been done

	CONSULTATIONS: 
	Additional Representations.

	N/A

	

	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 DMI2 – Transport Considerations

Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations

Policy DMG3 – Transport and Mobility

Policy DME3 – Site and Species Protection and Conservation

Policy DME6 – Water Management

National Planning Policy Framework (NPPF)

National Planning Practice Guidance (NPPG)

Technical Guidance to National Planning Policy Framework


	ASSESSMENT OF PROPOSED DISCHARGE OF CONDITION:

	The application seeks to discharge condition(s) 1 (time constraint), 2 (approved plans), 3 (materials), 4 (boundary treatments), 5 (ground levels and floor levels), 6 (obscure glazing), 7 (landscaping), 8 (dedicated garaging), 9 (parking scheme), 10 (refuse storage area), 11 (garage doors), 12 (bird and bat boxes), 13 (construction method statement), 14 (land contamination report), 15 (drainage), 16 (surface water drainage), 17 (restriction of use of garages) and 18 (removal of permitted development rights) from planning permission 3/2017/0920 as follows:


	Condition 01: (Timings)
The development must be begun no later than the expiration of three years beginning with the date of this permission.
Condition 01 can neither be partially nor fully discharged given that works which would constitute the commencement of development (as defined within S.56 of the Planning Act) have not yet commenced on site.


	Condition 02: (Materials)
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:

Full or partial discharge of this condition at this time would be premature given the development is not complete.



	Condition 03: (Materials)

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.

The applicant has submitted a schedule of materials that are considered acceptable as follows:

· Roof Tiles - Marley Modern

· Windows – Dark Grey Upvc 75mm reveal

· Walling  - Westbrick Light Multi (Ibstock)

· Fascia/Soffits - Black Upvc

· Doors – Dark Grey ‘Elegance’

· Raingwater goods – Black guttering and RWP.

Condition 03 is partially discharged insofar that the submitted materials are agreed by the Local Planning Authority.  The condition requires that the approved materials be implemented within the development in accordance with the approved plans/details.  Upon the development having been completed in strict accordance with the approved plans/details this condition shall be considered fully discharged.

Full discharge of this condition at this time would be premature given the development is not complete.

	Condition 04: (Boundary Treatments)

Notwithstanding the submitted details, prior to their installation, elevational details at a scale of not less than 1:20 of the proposed boundary treatments/fencing, walling and any retaining walls, including their location, shall have been submitted to and approved by the Local Planning Authority.  For the avoidance of doubt the submitted details shall also include elevational details and a methodology for all works to existing boundary walls affected by the development.  The development shall be carried out in strict accordance with the approved details.

Condition 04 is partially discharged insofar that the submitted boundary treatment details are agreed by the Local Planning Authority.  The condition requires that the development be carried out in accordance with the approved plans/details.  Upon the development having been completed in strict accordance with the approved plans/details this condition shall be considered fully discharged.

Full discharge of this condition at this time would be premature given the development is not complete.



	Condition 05: (Land levels)

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.

Condition 05 is partially discharged insofar that the submitted details are agreed by the Local Planning Authority.  
The condition requires the submission of further information prior to the commencement of development relating to 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. 


	Condition 06: (Privacy Measures)

The windows in the north (front) and side (east) elevations of the development hereby approved (As indicated on DWG 01: Revision B 7th November 2017) shall be fitted with obscure glazing (which shall have an obscurity rating of not less than 4 on the Pilkington glass obscurity rating or equivalent scale) and shall be non-opening, unless the parts of the window which can be opened are more than 1.7 metres above the floor of the room in which the window is installed.  The windows shall remain in that manner in perpetuity at all times unless otherwise agreed in writing by the Local Planning Authority.  

Condition 06 is partially discharged insofar that the submitted details are agreed by the Local Planning Authority.  The condition requires that the identified windows be obscure glazed and that the windows shall remain in that manner in perpetuity at all times unless otherwise agreed in writing by the Local Planning Authority.  

This condition cannot be fully discharged in that it remains in place in perpetuity for the lifetime of the development.



	Condition 07: (Landscaping)

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 agreed in writing, 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.  

Condition 07 is partially discharged insofar that the submitted details are agreed by the Local Planning Authority.  The condition requires that the approved soft landscaping scheme be implemented in the first planting season following occupation or use of the development unless agreed in writing, 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.

Full discharge of this condition at this time would be premature given the development is not complete.



	Condition 08: (Dedicated garaging)

No development shall commence until details of the dedicated garaging and to which dwelling they will be assigned has been submitted to and agreed in writing by the Local Planning Authority.  


The agreed garaging (including allocation to an individual dwelling) shall be implemented and made available for use prior to first occupation of any of the dwellings hereby approved and retained as such in perpetuity thereafter unless otherwise agreed in writing by the Local Planning Authority.  


For the avoidance of doubt, the garaging for each individual dwelling shall be kept available for the parking of vehicles ancillary to the enjoyment of the household to which they are allocated and shall not be separated from their respective dwelling by way of sale or sub-letting.

Condition 08 is partially discharged insofar that the submitted details are agreed by the Local Planning Authority.  The condition requires that the agreed garaging (including allocation to an individual dwelling) shall be implemented and made available for use prior to first occupation of any of the dwellings hereby approved and retained as such in perpetuity thereafter unless otherwise agreed in writing by the Local Planning Authority.  

The condition further requires that the garaging for each individual dwelling shall be kept available for the parking of vehicles ancillary to the enjoyment of the household to which they are allocated and shall not be separated from their respective dwelling by way of sale or sub-letting.

This condition cannot be fully discharged in that it remains in place in perpetuity for the lifetime of the development.



	Condition 09: (Parking)

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.
Condition 09 can neither be partially or fully discharged insofar that the condition requires the submission of a scheme for the marking out and surfacing of parking bays.  The condition further requires that the agreed parking scheme shall be implemented and made available for use prior to first occupation of any of the dwellings hereby approved.



	Condition 10: (Refuse Storage)

Notwithstanding the submitted details, no development, including any site preparation, demolition, scrub/hedgerow clearance or tree works/removal shall commence or be undertaken on site until details of the revised siting for the refuse storage area, including precise details of the nature of the storage have been submitted to and agreed in writing by the Local Planning Authority.  The agreed refuse storage area/provision shall be constructed and made available for use prior to first occupation of any of the dwellings hereby approved.  The refuse storage provision shall be retained as such in perpetuity unless otherwise agreed in writing by the Local Planning Authority.

Condition 10 is partially discharged insofar that the submitted details are agreed by the Local Planning Authority.  The condition requires that the agreed refuse storage area/provision shall be constructed and made available for use prior to first occupation of any of the dwellings hereby approved.  The refuse storage provision shall be retained as such in perpetuity unless otherwise agreed in writing by the Local Planning Authority.



	Condition 11: (Garage Doors)

The doors serving the garaging hereby approved shall be of a roller shutter or similar construction that allows the door to remain within the confines of the envelope of the garage building when open or opening, the details of which shall have first been submitted to and approved in writing by the Local Planning Authority prior to their installation.  The development shall be carried out in strict accordance with the approved details.

Condition 11 is partially discharged insofar that the submitted details are agreed by the Local Planning Authority.  The condition requires that the development shall be carried out in strict accordance with the approved details.  Upon the development having been completed in strict accordance with the approved plans/details this condition shall be considered fully discharged.

Full discharge of this condition at this time would be premature given the development is not complete.


	Condition 12: (Bird/bat Boxes)

Notwithstanding the submitted details, no development, including any site preparation, demolition, scrub/hedgerow clearance or tree works/removal shall commence or be undertaken on site until details of 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 take account of the recommendations contained with the submitted Bat Survey (Dated 21st may 2015) and 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 be incorporated into the dwellings hereby approved during the construction stage of the development and made available for use prior to first occupation and thereafter retained.  The development shall be carried out in strict accordance with the approved details.

Condition 12 is partially discharged insofar that the submitted details are agreed by the Local Planning Authority.  The condition requires that the artificial bird/bat boxes shall be incorporated into the dwellings hereby approved during the construction stage of the development and made available for use prior to first occupation and thereafter retained and that the development be carried out in strict accordance with the approved details.

Full discharge of this condition at this time would be premature given the development is not complete.



	Condition 13: (Construction Method Statement)

No development shall take place within a phase (pursuant to condition 3 of this consent) until a Construction Method Statement for the relevant phase has been submitted to and approved in writing by the local planning authority.  For the avoidance of doubt the submitted statement shall provide details of:

A. The location and precise siting of parking of vehicles of site operatives and visitors

B. The location and precise siting for the loading and unloading of plant and materials

C. The location precise siting of storage of plant and materials used in construction of the development

D. The locations and precise siting of security hoarding(s) 

E. The location and method of wheel washing facilities to prevent mud and stones/debris being carried onto the Highway and the timings/frequencies of mechanical sweeping of the adjacent roads/highway.  For the avoidance of doubt such wheel washing facilities/mechanical sweeping shall remain in place/be undertaken for the full duration of the construction phase of the development

F. Time period schedules 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)

G. The precise details of the highway routes of plant and material deliveries to and from the site.

H. Details of measures to ensure that construction and delivery vehicles do not impede access to adjoining properties.

I. The precise days and hours of operation for all construction, site preparation and demolition works.


The methodologies and timings contained within the approved Construction Method Statement shall be strictly adhered to throughout the construction period of the development.

Condition 13 is partially discharged insofar that the submitted details are agreed by the Local Planning Authority.  The condition requires that the agreed methodologies and timings contained within the approved Construction Method Statement shall be strictly adhered to throughout the construction period of the development

Full discharge of this condition at this time would be premature given the development is not complete.


	Condition 14: (Contamination)

Prior to the commencement of development, the following information shall be submitted to   the Local Planning Authority (LPA) for approval in writing:


(a) A Desk Study which assesses the risk of the potential for on-site contamination and ground gases and migration of both on and off-site contamination and ground gases.


(b) If the Desk Study identifies potential contamination and ground gases, a detailed Site Investigation shall be carried out to address the nature, degree and distribution of contamination and ground gases and shall include an identification and assessment of the risk to receptors as defined under Part IIA of the Environmental Protection Act 1990, focusing primarily on risks to human health and controlled waters.  The investigation shall address implications of the health and safety of site workers, of nearby occupied building structures, on services and landscaping schemes and on wider environmental receptors including ecological systems and property.  The sampling and analytical strategy shall be submitted to and approved in writing by the LPA prior to the site investigation survey.


(c) If the site investigation indicates remediation is necessary, a Remediation Statement detailing the recommendations and remedial measures to be implemented within the site shall be submitted to and approved in writing by the LPA.  The remediation shall be carried out in accordance with the agreed statement and on completion of the development/remedial works, the developer shall submit a Verification Report to the LPA for approval in writing that certifies that all works were completed in accordance with the agreed Remediation Statement prior to the first occupation of the development.

Condition 14 is partially discharged insofar that the submitted details are agreed by the Local Planning Authority.  The condition requires the submission of further information in that a Remediation Statement detailing the recommendations and remedial measures to be implemented within the site shall be submitted to and approved in writing by the LPA.  
The remediation shall be carried out in accordance with the agreed statement and on completion of the development/remedial works, the developer shall submit a Verification Report to the LPA for approval in writing that certifies that all works were completed in accordance with the agreed Remediation Statement prior to the first occupation of the development



	Condition 15: (Drainage)

Foul and surface water shall be drained on separate systems.

Condition 15 is partially discharged insofar that the submitted details are agreed by the Local Planning Authority.  Full discharge of this condition at this time would be premature given the development is not complete.



	Condition 16: (Surface Water Drainage)

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.

Condition 16 cannot be partially nor fully discharged insofar that the rate of discharge that surface water will be restricted to has not been confirmed nor have details relating to the size of the

attenuation tank been provided.


	Condition 17: (garaging Usage)

The garage(s) hereby approved shall be kept available for the parking of vehicles ancillary to the enjoyment of the household(s) and shall not be used for any use that would preclude the ability for their use for the parking of private motor vehicles, whether or not permitted by the provisions of the Town and Country Planning (General Permitted Development) Order 2015 or any order amending or revoking and re-enacting that order.

Condition 17 cannot be partially nor fully discharged insofar that it remains in place in perpetuity for the lifetime of the development.



	Condition 18: (Permitted Development)

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.

Condition 18 cannot be partially nor fully discharged insofar that it remains in place in perpetuity for the lifetime of the development.



	RECOMMENDATION:
	That condition(s) 1-18 be partially/fully discharged as detailed above.


