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CONSULTEE RESPONSES/ REPRESENTATIONS MADE:

SABDEN PARISH COUNCIL:

Sabden Parish Council have raised no objection to the proposed development.
ENVIRONMENT DIRECTORATE (COUNTY SURVEYOR):

The Highways Development Control Section have raised no objection to the proposal subject to the developer entering into a S278 agreement in relation to off-site highways works and the imposition of conditions relating to charging points for electric vehicles, construction management and wheel washing facilities.
LAAS (LANCASHIRE ARCHAEOLOGICAL ADVISORY SERVICE)
LAAS have confirmed they are in receipt of an acceptable record of Victoria Mill which includes the results of some trial excavation.  The building record will be entered into the Lancashire Historic Environment Record.  

Given the above, LAAS have confirmed that no archaeological conditions are required to be imposed and no further building recording is required.
UNITED UTILITIES

No objection subject to the imposition of conditions relating to surface water drainage. 
LLFA

The Lead Local Flood Authority have withdrawn their objection to the proposal following the receipt of revised information.  The LLFA therefore have no objection to the proposal subject to the imposition of conditions requiring an appropriate surface water sustainable drainage scheme to be submitted, the submission an appropriate management and maintenance plan for the sustainable drainage system for the lifetime of the development and a requirement to submit details of how surface water and pollution prevention will be managed during each construction phase of the development.

ENVIRONMENT AGENCY

The Environment Agency have withdrawn their objection to the proposal following the receipt of revised and additional information.  The Agency further requires that conditions be imposed that limit occupation of the dwellings until the Sabden Brook culvert has been removed and the watercourse restored to open channel in accordance with the submitted details.  
The Agency has further requested that a condition be imposed in relation to contaminated land and the need for further investigations to be undertaken relating to potential contaminated land and to feed back in to the Environmental Risk assessment which will further inform any potential required remediation works.
ADDITIONAL REPRESENTATIONS:

Two letters of representation have been received objecting to the proposal on the following grounds:
· Increased flood risk

· Inadequate affordable housing provision

· Proposal does not enhance the natural beauty of the area given its location within the AONB

· Impact upon highways and increased traffic
· Services in the area already at capacity

One letter of support has also been received in respect of the application.

1.
Site Description and Surrounding Area
1.1 The application relates to the Victoria Mill site in Sabden.  The site is located within the defined Sabden Conservation Area (CA) and the also within the Forest of Bowland Area of Outstanding Natural Beauty.  The application site is approximately 1.13 Hectares in area, being brownfield in nature. 
1.2 The site currently accommodates the Victoria Mill complex consisting of five main elements comprising an office/preparation block, spinning block/mill , weaving shed, chimney two engine houses and other ancillary structures.  The Mill chimney is identified as a ‘focal building’ within the Sabden Conservation Area Appraisal (SCAA) with the Spinning Mill and Marbil Office buildings also being identified as a buildings of townscape merit.
1.3 The application site is bounded to the south by residential properties that front Pendle Street West, with the site fronting Whalley Road to the north and Watt Street to the east.  The site is bounded to the west by greenfield land accommodating an element of woodland with a small number of residential properties also being located within close proximity to the west.
1.4 Sabden Brook runs east to west through the site with the existing buildings partially and laterally over-spanning the Brook.  The surrounding area is predominantly residential in character with the immediate surrounding area being typified and defined by two-storey terraced properties, the majority of which are faced in stone or render.  Directly to the east of the proposal site, on the opposing side of Watt Street, is a number of recently completed dwellings, the majority of which are faced in reconstituted stone and are of a semi-modern appearance.
2.
Proposed Development for which consent is sought
2.1
Consent is sought for the demolition of all structures on site and the erection of 30 residential dwellings including associated landscaping and public realm works.  The proposed layout is divided into two distinct development parcels by Sabden Brook which runs east to west through the site.  Vehicular access to the northern development parcel is provided off Whalley Road with vehicular access to the southern parcel being provided off Watt Street to the east of the site.
2.2
The northern development parcel accommodates six dwellings, three of which are two-storey detached properties (Plots 25-27) with the remaining three (Plots 28-30) being accommodated within a terrace block with integral undercroft garaging, plot 30 benefits from a semi-attached dedicated garage with home office within the roof-space.
2.3
The southern development parcel accommodates the remainder of the dwellings which adopt terraced, semi-detached and detached configurations.  The majority of the dwellings located in the southern development parcel are two-storey in height save that for plots 13, 14, 16, 17 and 21 which are 2.5 storeys in height by virtue of a feature gable on their primary elevation.  A number of dedicated garage blocks are also proposed to serve the dwellings to be constructed.
2.4
It is also proposed that the southern development parcel also accommodates the ‘rebuilt’ Marbil Office building which directly fronts Sabden Brook.  The submitted details propose that this building, due to structural failings, will be demolished and then a replacement building re-erected on its footprint which will be of a similar design and external appearance.
2.5
Members will note that the application proposes the full demolition of the existing mill-chimney on site which is currently identified as a focal-building within the Sabden Conservation Area Appraisal.  The chimney itself has already been subject to partial demolition under a dangerous buildings notice with the chimney still showing signs of structural defects that limit its likely lifespan without significant immediate repairs/remediation.  
2.6
Significant negotiation has secured the inclusion of two ‘ecology towers’ to mitigate the loss of the chimney, it is proposed that these ‘towers’ will be 7.5m in height with one being located on the southern development parcel adjacent Sabden Brook and the other on the northern parcel, once again directly adjacent the brook.
2.7 
It is proposed that that the dwellings will be primarily faced in natural stone with natural slate roofs and benefit from natural stone head, sill, surround and mullion detailing.  Variations within the streetscape are proposed within the main body of the development through transitions in varying surfacing with small pockets of amenity landscaping also being proposed.
3.
Relevant Planning History


3/2017/1096:

Removal of all trees which are less than 75mm at 1.5m on the main stem throughout the vegetation detailed as G24 within the accompanying report (JCA Ref: 13611.AJB).  (Approved with conditions)

3/2016/0902:

Resurfacing of weir with concrete-embedded natural rock to create a natural looking surface. Two diagonal boulder groynes to be constructed to direct water down the weir, elongating the flow path and creating a depth of water for fish to swim through.  (Approved with conditions)

3/2014/0188:


Part demolition of existing mill and provision of 37 no. new-build houses, 3 no. dwellings in a converted retained mill building and associated hard and soft landscaping and demolition of chimney.  (Deemed Disposed)

3/2011/0129:


Proposed demolition of part of Victoria Mill and conversion of former Spinning Mill into 22 apartments, conversion of former office building into 3 townhouses, erection of 4 affordable elderly care bungalows, other affordable dwellings, 18 dwellings and the creation of a new pond.  (Approved with conditions)

3/2011/0128:

Partial demolition of Victoria Mill with retention of the mill chimney, offices and spinning block.  (Approved with conditions)
4.
Relevant Policies

Ribble Valley Core Strategy


Key Statement DS1 – Development Strategy
Key Statement DS2 – Presumption in Favour of Sustainable Development

Key Statement DMI2 – Transport Considerations

Key Statement EN2 – Landscape

Key Statement EN4 – Biodiversity and Geodiversity

Key Statement EN5 – Heritage Assets
Key Statement H2 – Housing Balance

Key Statement H3 – Affordable Housing
Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations

Policy DMG3 – Transport and Mobility

Policy DME3 – Site and Species Conservation

Policy DME4 – Protecting Heritage Assets

Policy DMB4 – Open Space Provision

Sabden Conservation Area Appraisal

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 defined settlement boundary for Sabden which is identified as a Tier 2 Village Settlement.  In respect of the settlements classification, Key Statement DS1 of the Ribble Valley Core Strategy states that development in such locations ‘will need to meet proven local needs or deliver regeneration benefits’.  
5.1.2
Whilst the proposal does not propose to bring forward any local needs affordable housing it is clear that the proposal represents the significant regeneration and redevelopment of a currently underused brownfield site within the settlement of Sabden.  As such, notwithstanding the lack of affordable housing provision, the proposal is considered to be in broad accordance with the aims and objectives of DS1 in relation to residential development within Tier 2 settlements insofar that it satisfies the requirement for the proposal to bring forward wider regeneration.
5.1.3
Policy DMG2 requires developments to be in accordance with the development strategy (as embodied within Key Statement DS1) and requires that developments should support the overall spatial vision for the Borough.  The Policy contains no specific criterion relating to the regeneration of brownfield sites (in Tier 2 Settlements) which directly relate to the current proposal.  However DMG2 is explicit in that it states within Tier 2 Villages; development should meet at least one of six considerations, one of which being the requirement for development to be of a small scale use appropriate to a rural area where local need or benefit can be demonstrated. 
5.1.4
In respect of DMG2 it is accepted that Sabden, as Tier 2 settlement, has no outstanding residual housing need identified for the remainder of the duration of the plan-period (2028).  However it is considered that there are clear benefits brought forward by the proposal insofar that it represents the redevelopment of a brownfield site that is largely constrained by an existing watercourse.  It is further considered that the granting of consent would result in the removal of a number of semi-dilapidated buildings, associated with a use that was brought into cessation a considerable number of years ago.  It could also be argued that given the evolution of the remainder of Sabden in the intervening period since the Mill first ceased use that the redevelopment of the site, notwithstanding other considerations, would result in the removal of a potentially conflicting industrial use in an area that is now largely defined as being predominantly residential in character.
5.1.5
In relation to the previous commercial use of the site, Policy DMB1 states that proposals for the development or conversion of sites with employment generating potential for alternative uses will be assessed with regard to the following criteria:

· the provisions of policy DMG1, and

· the compatibility of the proposal with other plan policies of the LDF, and

· the environmental benefits to be gained by the community, and

· the economic and social impact caused by loss of employment opportunities to the borough, and

· any attempts that have been made to secure an alternative employment generating use for the site (must be supported by evidence (such as property agents details including periods of marketing and response) that the property/ business has been marketed for business use for a minimum period of six months or information that demonstrates to the council’s satisfaction that the current use is not viable for employment purposes.)

5.1.6
In respect of the requirements DMB1, taking account of the significant state of dilapidation of a number of the structures on site and the already on-going partial demolition of a number of these structures, I consider it unlikely that the previous commercial use (or any other compatible use) could become active without a significant level of financial investment and redevelopment works.  It is also considered pragmatic to assume that any such investment is likely to be better guided towards existing allocated employment areas/sites that benefit from more adequate access to infrastructure that would facilitate, allow or be more befitting to accommodate the logistical operations associated with modern commercial working practices.
5.1.7
In the above respects, notwithstanding other Development Management considerations, it is considered that the proposal would bring forward significant regeneration benefits through the redevelopment of a brownfield site.  It is accepted that the proposal will result in the demolition and loss of a number of existing commercial buildings, however taking into account the current vulnerability of the structures/buildings on site, their dilapidated state and the likely constraints that the site possesses, it is not considered at present there is any viable likelihood of employment generating uses becoming re-established on the site, either through complete redevelopment of the site or the re-use of the existing buildings.  As such it is not considered that the proposed redevelopment of the site would result in the loss of viable employment generating land or the loss of a viable on-going employment generating use.
5.2
Impact upon Residential Amenity:
5.2.1
The proposal site only has a direct interface with the rear curtilages of residential properties fronting Pendle Street West, which are located directly to the southern extents of the site.  The submitted details propose, at their closest point, a back to back interface distance of 21m from proposed plot 11 to the rear elevation of 31 Pendle Street West.  Moving eastwards these interface distances increase to ranges between 25m and 28m.  The aforementioned distances are considered to be in excess of the minimum 21m interface distance normally secured by the authority and in this respect do not consider that there will be any significant measurable detrimental impact upon the residential amenities of existing residents occupying the properties fronting Pendle Street west as a result.
5.2.2
Located to the east of the proposal on the opposing side of Watt Street are a number of dwellings which benefit from a primary westerly outlook over the site.  The submitted details propose a number of dwellings that will also front Watt Street mirroring the arrangement (in outlook and orientation only) of those already fronting Watt Street, this results in a front-to-front interface distances ranging of approximately between 17m and 18m.  
5.2.3
Whilst it is accepted the aforementioned distances fall short of that normally secured in respect of back-to-back interface distances (21m), primary elevation to primary elevation interface distances are commonly significantly less than 21m.  This is particularly common where the relationships between built-form are largely influenced by a historic urban morphology/pattern of development whereby such distances are stereotypically close in proximity.  In this respect it is not considered there will be any significant measurable detrimental impact upon the residential amenities of existing residents occupying the properties fronting Watt Street, located to the east, as a result of the proposal.
5.2.4
In assessing the proposal it is imperative to be mindful of the orientation and relationships between the proposed dwellings within the site.  By virtue of the layout of the proposal a number of overlooking distances between proposed dwellings and proposed residential curtilages fall below that of the 10.5m normally secured by the authority.  However taking account of the form, character and layout of development proposed it is accepted that close-proximity arrangements, to a degree, are to be expected given the proposal being located within existing historic urban fabric and it is considered that such relationships are likely is situations where development  is influenced, defined, characterised or constrained by historic plan-form and/or built-form.
5.2.5
Taking these matters into account it is not considered that the proposal will have any undue negative impact upon residential amenity by virtue of an over-bearing impact, loss of light or direct loss of privacy.  
5.3
Matters of Design/Visual Amenity:
5.3.1
The proposal has been subject to extensive pre-application negotiation and extensive engagement during the course of the determination of the application to ensure the development will contribute to and enhance the character, appearance and visual amenities of the area. 
5.3.2
It is proposed that the dwellings will be brought forward in a multitude of forms including detached, semi-detached and terrace forms.  The proposed dwellings are predominantly two-storey in scale save that for those which benefit from feature gables that accommodate living accommodation within the roofspace which is expressed externally, giving the impression of being three-storeys in height.
5.3.3
The proposed dwellings employ significant variations in elevation arrangements to ensure the development, when read as a whole, does not appear overtly homogenous and that the development contributes to the surrounding varied townscape.  Cohesion of character is reinforced through a simplified materials palette which is restricted to that of predominantly natural stone, with the dwellings benefitting from natural stone jamb, head, sill and mullion detailing.  A number of the dwellings also employ projecting stone corbel detailing and stone parapet gables.
5.3.4
For the most part the dwellings adopt a quasi-traditional language with variation being provided through the use of clad spandrel panels below sill level.  Chimney detailing is present throughout the development to ensure adequate animation within the roofscape and to ensure the roofscape compliments and responds positively to the surrounding context which is largely typified by the presence of chimney detailing.
5.3.5
The northern development parcel accommodates a building that is to replace the existing ‘spinning mill’ which is set back from Whalley Road backing on to Sabden Brook.  The building will accommodate three dwellings, each of which split over three levels, two of which benefitting from undercroft garaging arrangements.  The building has been designed, in some respects, to reflect the scale and presence of the existing building.  It is proposed that the replacement building will employ a sideward flat-roofed projection with bespoke window detailing to reflect the similar feature found on the existing building and to provide a degree of visual interest to the Whalley Road frontage.  This feature is likely to be read in context with the northern ecology tower which will form part of the backdrop to the building when viewed from Whalley Road.
5.3.6
The southern development parcel accommodates a terrace of three dwellings that directly front Sabden Brook, it is proposed that these dwellings will benefit from an exaggerated eaves height and feature gables to the north elevation.  The upper portion of the feature gables will accommodate a french door and balustrade arrangement contained within a stone surround with side-clad detailing.  This element gives these dwellings a quasi-contemporary appearance whilst still responding positively to the language of the remainder of the proposal and wider context.
5.3.7
To the east of the terrace block it is proposed that the existing Marbil Office building will be demolished and replaced by a building that is of an almost like for like appearance save that for the introduction of additional window openings, rooflight windows, glazed Juliette balcony addition and that the southern elevation will take on a more residential appearance compared to that of the existing.
5.3.8
The remainder of the proposed dwellings are of a typical quasi-traditional appearance employing gabled roof form and typically proportioned fenestrational arrangements.  A number of the dwellings within the main body of the proposal will benefit from dedicated garaging provision arranged in ‘shared blocks’.  The majority of the boundary treatments fronting the public realm will be constructed of natural stone with those fronting the brook benefitting from intermediate railing panels to ensure the development presents an active frontage and positively addresses the watercourse.
5.3.9
The inclusion of the ecology towers was secured at the request of officers who considered that the inclusion of such features, particularly if constructed from reclaimed stone used in the construction of the existing chimney, would assist in some degree in ensuring the notion of a continued legacy or ’narrative’ between the new development and the previous industrial site uses which are considered to be of wider heritage value.
5.3.10
Taking the above matters into account it is considered that the proposal will result in a development of an appropriate scale, layout and external appearance that will contribute to and enhance the visual amenities and character of the area.
5.4
Impact upon Conservation Area/Heritage Assets:
 5.4.1
The Sabden Conservation Area Appraisal (SCAA) identifies that ‘Victoria Mill opened in 1847-8.  Its heyday was in the 1890s when about 250 people were employed but the mill was badly affected by fires in 1892 and 1912.  The mill closed in 1964 and following this period was used by a number of industries.’  The appraisal further states that ‘fire, demolition, alteration and re-use has reduced the impact of former mill buildings on local townscape.   However, the two tall chimneys at Victoria Mill and Union Mill, together with the spire of St Nicholas’ church, stand out in distant views, announcing the village’s industrial past.’
5.4.2
The SCAA in broad terms identifies that ‘the special interest that justifies designation of the proposed Sabden Conservation Area derives from … the village’s industrial past’.  The appraisal further concludes that the town’s industrial history is its one of its most important positive features and that the Victoria Mill buildings are integral to this importance, largely due to their prominent location.
5.4.3
It is clear from the SCAA that the existing Victoria Mill complex was integral to the original Conservation Area Designation by virtue of their prominent role the complex plays in serving as a reminder of the villages industrial heritage.  However a number of these buildings, including the mill chimney, have experienced significant structural faults or an in the process of reaching an advanced state of dilapidation.

5.4.4
The application has been accompanied by a steeplejacks report relating to the existing chimney stack. The chimney originally stood at a height of 35m and has subsequently been reduced to a height of less than 13m following the serving of a dangerous buildings notice due to fear of imminent collapse.  The report identifies defects related to the degradation of mortar, stone work and mild-steel retaining bands and bolts.  A further structural report has identified that the faults in the chimney have ‘likely been caused by the overburdening of the foundations and poor condition and movement of the surrounding structures.  Due to the size of the crack and potential for further movement the risk of collapse is high therefore it is strongly recommended the chimney is totally removed.  Although the chimney is part demolished which reduces the load on the foundations, the risk of collapse remains high as the historic overburdening is likely to have affected the foundations meaning they may no longer be structurally adequate’
5.4.5
The structural report further identifies a number of structural faults/issues with the remainder of the structures on site with the poor state of the Spinning Mill roof having ‘caused water ingress has affected the integrity of the first floor.  The first-floor clinker floor would need to be replaced.  If this floor was removed to be replaced it would compromise the stability of the structure and be dangerous for site operatives to work within due to the potential for the collapse of external walls’.  The report goes on to recommend that ‘due to the potential for collapse and the instability in removing the floor, it is highly recommended that the structure is demolished carefully to avoid affecting the watercourse should any part of the structure collapse.  Clinker floors can contain sulphates which react with any steels/reinforcement causing them to corrode.  The water ingress would have accelerated any corrosion.  Although no intrusive investigations have been done it’s highly likely corrosion has occurred rendering the floor unsafe’ concluding that ‘the north light section of the roof is in a severe state of disrepair and could collapse at any stage.  The roof should be removed immediately followed by demolition of the building’.
5.4.6
In relation to the Marbil Office building the structural appraisal finds that ‘movement and cracks that can be seen throughout the office block are due to Sabden Brook undercutting the foundations on the northern elevation.  This has caused the building to twist towards the brook resulting in serious structural movement – the building is moving vertically and horizontally in the area of undercutting causing the twist.  The new floor joists that were installed reaffirm the twisting as they bring up and level the first floor gradually.  The extents of vertical and lateral movement to the office block are beyond reasonable for any repair works to be safely carried out’.

5.4.7
In relation to the long-term capability for the office building to be retained the report states that ‘as the movement is that significant in the office block and the foundations are being undercut, and will continue to be undercut the structure is not safe and should be taken down as soon as possible.  Should the building remain, the undercutting will cause the building to collapse into the brook which will cause environmental issues.’  Further stating that ‘The recently installed fish pass is also causing the brook to flow into and against the office block which will eventually undercut the foundations in this area as it already has on the opposite side.  No mitigation measures have been provided therefore the office block is unstable and the risk of collapse is extremely high’.
5.4.8
It is overwhelmingly clear that the majority of the structures on site are structurally incapable of being converted with a number facing the likely prospect of imminent collapse.  It is recognised that a number of these structures are considered to be integral to the historic industrial character of Sabden and a number of them also play a vital role in terms of the overall heritage value of the Conservation Area.  However, it is clear, regardless of the proposal to redevelop the site, it is likely that a number of these buildings, due to significant structural defecets/faults, are likely to be lost through the passing of time, particularly in the absence of any realistic prospect of significant refurbishment or repair.  Given the severe dilapidated state of the buildings it is only pragmatic to assume it is unlikely that the structures, or site, could be put to any viable use that would secure such repair/refurbishment works particularly given a number of the structures themselves face imminent failure.
5.4.9
Whilst it is accepted that a number of the aforementioned structures are identified as buildings of townscape merit or focal buildings within the SCAA, it is considered that their contribution as such has largely been compromised and will continue to be further compromised as time progresses, particularly in the absence of any viable use being brought forward which would propose retention/conversion.  

5.4.10
Despite their dilapidated state, the buildings to some degree, still serve as a notional reminder of the villages industrial past.  It could be argued that it is this ‘notion’ or ‘reminder’ (taking account of the structural condition of the buildings) that at present is of the upmost value.  As such, officers have keenly pursued the agenda of including elements within the public realm that would continue to serve as a reminder of the sites link to the villages historic past.  As a result ecology towers, reminiscent of the appearance of the mill chimney have been included as part of the proposal with the aim of a continued narrative between the previous site uses and the evolution of the village.  It is also proposed that the Marbil Office building will be replaced with a building of similar scale and appearance to that of which is to be lost.  Whilst it is accepted that these ‘mitigation measures’ may not fully replace the significance or scale of the structures on site that are to be lost, it must also be accepted that it is likely that these structures currently face a very limited lifespan and are likely to be lost to demolition and significant structural failings in any case.
5.4.11
In relation to the proposed developments integration into the designated Conservation Area - significant negotiation has resulted in a proposal that is consider to not only compliment but also enhance the character and visual amenities of the designated area.  It is proposed that the dwellings will be faced primarily in natural stone with natural slate roofing to ensure the outward facing elevations do not appear anomalous or incongruous when read in context with surrounding built form.  The scale of the proposed development has been reduced from that of previous iterations to once again ensure a sensitive integration into the surrounding built-fabric with the elevational language being employed also responding positively to the local vernacular and employing archetypes found within the immediate vicinity.  As such the proposal is considered to be in broad accordance with Policy DME4 which requires that ‘proposals within, or affecting views into and out of, or affecting the setting of a conservation area will be required to conserve and where appropriate enhance its character and appearance and those elements which contribute towards its significance.’
5.5
Highway Safety and Accessibility:
5.4.1
The Highway Development Control section have made observations during the course of the application relating to the internal highways arrangement of the proposal.  These observations have resulted in the submission of amended details to take into account and mitigate original concerns relating to the internal highways arrangement and the ability for vehicles to adequately manoeuvre.
5.4.2
There will be a requirement for the developer to enter into a S278 agreement with the Highways Authority to provide a number of off-site highways improvements as follows:

· Street lighting improvements (subject to a street lighting survey)

· Waiting restrictions at the Watt Street/Whalley Road junction

· 20mph speed limit on the southern estate road

· Provision of a bus shelter to replace the existing brick shelter on Whalley Road.  The location, type and maintenance of which is to be agreed with the Parish Council

· Construction of additional lengths of footway to the northern extents of the site fronting Whalley Road adjacent the northern site access.  Footways to extend 12.5m eastward and 15m westward from the centre-line of the access point
5.4.3
Subject to the above maters being agreed/resolved the Highway Development Control Section have raised no objection to the proposal subject to the imposition of conditions relating to construction management, site access details, wheel washing facilities and a requirement that all garage facilities shall have the provision of an electrical supply suitable for the charging an electric motor-vehicle.
5.6
Landscape/Ecology:
5.6.1
The application is accompanied by a number of surveys/reports in respect of ecological/protected species matters with the applicant having submitted a combined phase 1 habitat survey and bat survey report, a combined otter, water vole and white-clawed crayfish survey/report and a combined great crested newt survey report.  
5.6.2
The submitted Great Crested Newt (GCN) Survey identifies that there are seven non-statutorily designated sites within 2km of the site. The closest is being located 645m southeast of the proposed development site. All these designated sites are outside the radius of influence of proposed works at the site and it is concluded that the proposed development will not have an effect on these sites.  The existing mill pond is the only pond within 500m of the proposed development site which was judged to have an average suitability for GCN. No GCN were caught or identified, nor any evidence of breeding GCN were found in pond during presence/absence surveys. The survey confirms that after four presence absence surveys, no GCN were found to be present in or around the pond. As no GCN were found to be present in the pond following four presence/absence surveys, no further recommendations are made within the report. The report advises that works should proceed with caution and that if any GCN are discovered during works, works should cease immediately, and Natural England contacted for further advice.
5.6.3
The Extended Phase 1 Habitat Survey and Bat Report concludes that the proposal site contains a number of habitats of moderate ecological value and makes the following recommendations:
5.6.4
Birds: If any trees on site are to be removed during the nesting bird season (March- September), a nesting bird survey will need to be conducted. Once concluded, if no nesting birds are found, all surveyed vegetation must be removed within 24 hours of the survey. Outside this period, trees can be removed without the need for a survey. Enhancement for birds should be included in a Biodiversity Enhancement Plan
5.6.5
Bats: As the site had been considered to have a high potential of supporting bat roosting sites, it was recommended that dawn/dusk emergence surveys should be carried out to establish the absence/presence of roosting bats.  These were completed on the 27/09/2017 and found 5 separate roosting locations.  Winter hibernation surveys were carried out between 14/12/2017 – 22/02/2018 to explore whether bats are using the site to hibernate over the winter period. Manual searching with the aid of an endoscope, nor acoustic surveys found any bat activity during this period.  It is therefore concluded that bats do not use the structures to hibernate over the winter period.  The report further concludes, due to the presence of roosting locations that a Bat Mitigation Licence should be applied for from Natural England.

5.6.6
The Extended Phase 1 Habitat Survey and Bat Report makes further specific recommendations in respect of bat mitigation due to Mill being found to play host to the several confirmed common pipistrelle (Pipistrellus pipistrellus) and soprano pipistrelle (Pipistrellus pygmaeus) summer roosts.  The report states that roost conditions could not be fully assessed due to being located in high and inaccessible locations across the buildings.  However, due to the number of bats confirmed (25 individuals), and the nature of the roosts (small crevices and cracks in between bricks), these roosts are most likely summer roosts and are of a lower conservation value.  Based on these conclusions, the report concludes that a suitably designed Mitigation Plan should be formed and should include the following mitigation measures:
· Soft demolition of buildings 1 (Marbil Office Building) and 3 (Office Block) should take place over the winter period when bats are not present, under the supervision of a suitably qualified ecologist.  Buildings 2, 4 and 5 are unlikely to contain roosting bats and can be demolished at any time of the year.
· Interim bat boxes should be installed on site over winter, on poles located away from any works.  These should mimic the conditions of the bat roosts which will be lost.  These will be in place and made available for use before spring 2019 to allow bats to roost.

· Integrated bat boxes should be built into the structures which replace buildings 1 and 3.  These should mimic the previous roosts as closely as possible, including orientation and height.

· Integrated bat boxes be introduced into other proposed dwellings/buildings on site as a form of enhancement.  The bat tower(s) will mimic the former chimney, and allow roosting opportunities for a number of bat species found on and near the site, and during different times of the year.

· Concerns exist in relation to lighting on site.  Lighting should be designed to face away from known roost locations and new integrated boxes, to minimise spill of light into the existing roosts.  Low wattage, low UV component or lights which are timed to include periods of darkness should be selected to avoid disturbing foraging bats along the edge of the site, in particular along the river.

5.6.7
The Otter, Water Vole and White-Clawed Crayfish Survey finds that the site is occasionally used by otters as two spraints were discovered on one of the three surveys conducted in and around the Mill.  The report further states that although Victoria Mill may be on the extremities of an otter territory, otters do certainly utilise the tunnel below the Mill.  As a result mitigation and compensation will be required to preserve the favourable conservation status of this protected species as otters may be disturbed during and post-construction.  Therefore a Natural England Mitigation Licence for Otters will have to be applied for.  The report outlines strategies that will be required at Victoria Mill to reduce disturbance and recommends these be included in the Mitigation Method Statement as follows:
· As the site is situated next to the Sabden Brook and an active otter territory, otters may enter the site during construction works.  To prevent this happening exclusion fencing should be installed. 1.8m galvanised welded square mesh fencing should be erected around the entire site during the construction period to ensure otters don’t enter the site when works are taking place.  
· It is recommended that any construction works occur during daylight hours.  Otters which may be encountered on site are mainly active around sunset to sunrise.  If works do occur at night lighting and noise must be kept to a minimum.  Any powerful construction lighting must point away from Sabden Brook.

· Any external lighting must be positioned away from Sabden Brook, in order to cause minimal disturbance to otters.  The land adjacent to Sabden Brook can be converted into a wildlife area, which will act as a buffer zone between the office block and Sabden Brook.  The creation of this wildlife area will include the removal of the invasive Himalayan Balsam (Impatiens glandulifera), as well as a planting scheme, faunal box scheme and construction of a fence around the area, to prevent pedestrians from entering.

5.6.8
The Otter, Water Vole and White-Clawed Crayfish Survey further concludes that the site has low potential for supporting water vole as no evidence of their presence was found.  In respect of white clawed crayfish, no evidence of their presence was found on site during investigative works.

5.6.9
The inclusion of two ‘ecology towers’ has been secured during the duration of the application to aid in mitigating the loss of existing habitat and aid in providing and element of overall enhancement.  The towers will be hollow structures of natural stone construction measuring approximately 7.5m in height.  It is proposed that the towers will accommodate openings for terrestrial habitat at ground level with a number of internal bat boxes and openings at higher level to accommodate bat access and offer bat roosting opportunities.  The towers also include the provision of integral bird boxes and perches with high-level monitoring hatches also being provided to allow for the monitoring of species utilising the structures.
5.6.10
Notwithstanding the provision of the ecology tower, the reports recommend that provision be provided for bat/bird nesting/roosting opportunities and that these should be integral to the proposed dwellings.  The inclusion of building dependant species provision shall be secured through the imposition of condition that will require the location and type of such provision to be submitted to the Local Planning Authority.

5.6.11
The mitigation recommendations of the aforementioned reports, where appropriate, will be conditioned to ensure no negative impact upon protected species is resultant from the proposal either during or post-constriction.  Subject to the above requirements having been satisfied and the proposed mitigation/enhancement measures being implemented it is considered that the proposal will not have any undue impact upon protected species or species of conservation concern.

5.7
Infrastructure, Services and Developer Contributions:
5.7.1
Given the proposal relates to the redevelopment of a brownfield site and includes the demolition of existing buildings the Vacant Building Credit (VBC) is applied.  The NPPG states the following: National policy provides an incentive for brownfield development on sites containing vacant buildings.  Where a vacant building is brought back into any lawful use, or is demolished to be replaced by a new building, the developer should be offered a financial credit equivalent to the existing gross floorspace of relevant vacant buildings when the local planning authority calculates any affordable housing contribution which will be sought. Affordable housing contributions may be required for any increase in floorspace.
5.7.2
The existing site accommodates in excess of 5170 Sqm of existing gross floorspace with all buildings on site to be demolished.  The proposed cumulative floorspace to be created by the development equates to approximately 3717 Sqm resulting in a shortfall of floorspace being created in excess of 1400 Sqm.  As such, when applying the VBC calculation, there is no requirement to provide affordable housing provision on site or any such financial contribution towards off-site provision.
5.7.3
LCC Contributions have confirmed that no financial contribution towards educational places is required in respect of the proposed development.

5.7.4
The developer has provided a commitment to provide a financial contribution towards leisure/play facilities within Sabden.  The contribution sought is based on the following occupancy ratios at a rate of £216.90 cost per person:

· 1 bed unit - 1.3 people
· 2 bed unit - 1.8 people
· 3 bed unit - 2.5 people
· 4 bed unit - 3.1 people
· 5 + bed unit - 3.5 people
The proposed housing mix on site is as follows:
· 19 x 3 bedroom dwellings

· 10 x 4 bedroom dwellings

· 1 x 5 bedroom dwellings

This results in a financial contribution of approximately £17,785.  The trigger point for such payment will be subject to further negotiation and this will be secured within a S106 agreement.
5.7.5
Whilst the proposal does not provide any provision for affordable housing the criterion of Key Statement H3 still requires the proposal to bring forward an element of open market over 55’s housing.  The applicant proposes that this will be brought forward in the form of two dwellings (Plots 12 and 15) that accommodate a bedroom at ground floor.  This allows the ground floor of the dwelling  to possess the ability to be habitable without necessitating the need for access to upper floor accommodation by the user.  An occupancy clause restricting habitation of these units to those of 55 years old and over will be enshrined within the S106 agreement which is currently under negotiation.
5.8
Flood Risk and Drainage:
5.8.1
The application has been subject to significant discussion with both the Environment Agency and the Lead Local Flood Authority.  The submission of additional and amended information has resulted in a position being reached whereby both statutory consultees have raised no objection to the proposal subject to the imposition of conditions.  The conditions to be imposed will relate to surface water drainage, management/maintenance of sustainable drainage system and methods for dealing with potential contamination of the adjacent watercourse during the construction phase of the development, 
6.
Observations/Consideration of Matters Raised/Conclusion
6.1
Taking account of the above matters and all material considerations it is considered that the proposal will result in the redevelopment of a brownfield site that will bring forward a an acceptable form of development of an appropriate scale that will contribute to the overall enhancement of the Sabden Conservation Area.
6.2
For the reasons outlined above the proposed development is considered to be in broad accordance with the aims and objectives of the adopted development plan and do not consider that there are any material overriding reasons that would warrant the refusal to grant planning permission.
RECOMMENDATION: That the application be DEFERRED and DELEGATED to the Director of Community Services for approval to allow for further negotiation regarding the detailed wording of conditions and following the satisfactory completion of a Legal Agreement within 3 months from the date of this decision subject to 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:
Drawing Numbers TBC

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

REASON:  In order that the Local Planning Authority may ensure that the detailed design of the proposal is appropriate to the locality in accordance with Key Statements EN2, EN5 and Policies DMG1 and DME4 of the Ribble Valley Core Strategy.
4.
Notwithstanding the submitted details, elevational details including the alignment, height and appearance of all boundary treatments, fencing, walling, retaining wall structures and gates to be erected within the development shall have been submitted to and approved by the Local Planning Authority prior to their installation.  

For the avoidance of doubt the submitted details shall also include the precise nature and location for the provision of measures to maintain and enhance wildlife movement within and around the site by virtue of the inclusion of suitable sized gaps/corridors at ground level (including those within residential curtilages) to encourage terrestrial species movement.  

The development shall be carried out in strict accordance with the approved details.  The agreed wildlife corridors/gaps shall be retained in perpetuity and thereafter remain free from obstructions which would preclude their use by wildlife.

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

5.
Notwithstanding the submitted details, elevational details including the precise location of all street furnishings to be erected within the development shall have been submitted to and approved by the Local Planning Authority prior to their installation.  The development shall be carried out in strict accordance with the approved details.

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

6.
Details of a scheme for any external building or ground mounted lighting/illumination, shall have been submitted to and approved in writing by the local planning authority prior to their installation.

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

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

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

7.
1:20 section details of each elevation of the proposed Ecology Mitigation Towers shall have been submitted to and approved by the Local Planning Authority prior to the commencement of their construction.  The development shall be carried out in strict accordance with the approved details.

REASON:  In order that the Local Planning Authority may ensure that the detailed design of the proposal is appropriate to the locality and appropriate ecological/biodiversity mitigation/enhancement is provided in accordance with Key Statements EN2 and EN4 and Policies DMG1, DME3 and DME4 of the Ribble Valley Core Strategy.
Landscape and Ecology
8.
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 and 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 be submitted on a dwelling/building dependent bird/bat species site plan and indicate the type of provision to be provided and identify the actual wall and roof elevations into which the above provisions shall be incorporated and shall take account of the recommendations contained within the Extended Phase 1 Habitat Survey and Bat Report dated 12/04/2018 Ref: 13611e/DB.

The artificial bird/bat boxes shall be incorporated into those individual dwellings during the construction their construction and be made available for use before each such dwelling is occupied 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 to reduce the impact of development in accordance with Key Statement EN4 and Policy DME3 of the Ribble Valley Core Strategy.  
9.
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 phasing for the delivery of the Ecology Mitigation Towers has been submitted to and approved in writing by the Local Planning Authority.  The development shall be carried out in strict accordance with the approved phasing/timings.


REASON:  In the interests of biodiversity and to enhance habitat opportunities for species of conservation concern/protected species and to minimise/mitigate the potential impacts upon protected species resultant from the development in accordance with Key Statement EN4 and Policy DME3 of the Ribble Valley Core Strategy.
10.
The landscaping proposals hereby approved (GL0900 01B) shall be implemented in the first planting season following occupation or use of the development unless otherwise required by the reports above, whether in whole or part and shall be maintained thereafter for a period of not less than 10 years to the satisfaction of the Local Planning Authority.  This maintenance shall include the replacement of any tree or shrub which is removed, or dies, or is seriously damaged, or becomes seriously diseased, by a species of similar size to those originally planted.  

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

11.
Precise specifications, locations and the timings for the installation of interim bat boxes as recommended within the submitted Extended Phase 1 Habitat Survey and Bat Report (Ref: 13611e/DB) shall have first been submitted to and approved by the Local Planning Authority prior to the commencement of any development, including any site preparation, demolition, scrub/hedgerow clearance or tree works/removal.

The development shall be carried out in strict accordance with the approved details including the agreed timings for installation and duration for retention of the interim bat box provision.

REASON:  To ensure the protection of species/habitat protected by the Wildlife and Countryside Act 1981 (as Amended) and in the interests of biodiversity and to enhance habitat opportunities for species of conservation concern/protected species and to minimise/mitigate the potential impacts upon protected species resultant from the development in accordance with Key Statement EN4 and Policy DME3 of the Ribble Valley Core Strategy.

12.
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 European Protected Species Mitigation Licence has been submitted to and obtained from Natural England.  For the avoidance of doubt the submitted licence shall take account of the measures/timings and mitigation recommendations of the following approved documentation:

Extended Phase 1 Habitat Survey and Bat Report – 13611e/DB

Otter, Water Vole and Crayfish Survey & Report – 13611 f/g/DB

A copy of the licence obtained shall then be submitted to and agreed in writing by local planning authority in consultation with Natural England. 

The actions, methods & timings included in the mitigation measures identified and the conditions of the Natural England Licence shall be fully implemented and adhered to throughout the lifetime of the development.

REASON: To ensure the protection of species/habitat protected by the Wildlife and Countryside Act 1981 (as Amended) and in the interests of biodiversity and to enhance habitat opportunities for species of conservation concern/protected species and to minimise/mitigate the potential impacts upon protected species resultant from the development in accordance with Key Statement EN4 and Policy DME3 of the Ribble Valley Core Strategy.

13.
No removal of vegetation including trees or hedges shall be undertaken within the nesting bird season of 1st March – 31st August unless otherwise agreed in writing by the Local Planning Authority. 

Any removal of vegetation outside the nesting bird season shall be preceded by a pre-clearance check by a licensed ecologist on the day of removal to ensure that removal does not result in unacceptable impacts upon nesting birds or other species of conservation concern.

REASON:  To ensure that there are no adverse effects on the favourable conservation status of birds, to protect the bird population and species of importance or conservation concern from the potential impacts of the development in accordance with Key Statement EN4 and Policies DMG1 and DME3 of the Ribble Valley Core Strategy.
14.
All tree works/tree protection shall be carried out in strict accordance with the submitted Arboricultural Method Statement (13611-B/AJB).  The specified tree protection measures shall remain in place throughout the construction phase of the development and the methodology hereby approved shall be adhered to during all site preparation/construction works.

The agreed tree protection shall remain in place and be maintained for the duration of the works and no vehicle, plant, temporary building  or materials, including raising and or, lowering of ground levels, shall be allowed within the protection areas(s) specified without written consent of the Local Planning Authority.

REASON: To protect trees 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 Key Statement EN4 and Policies DME3 and DMG1 of the Ribble Valley Core Strategy.
Highways
15.
The new estate roads between the site and Whalley Road and Watt Street shall be constructed in accordance with the Lancashire County Council Specification for Construction of Estate Roads to at least base course level before any development takes place within the site. 


REASON: To ensure that satisfactory access is provided to the site before the development hereby permitted becomes operative in accordance with Key Statement DMI2 and Policy DMG3 of the Ribble Valley Core Strategy.
16.
No part of the development hereby approved shall commence until a scheme for the construction of the site access and the off-site works of highway improvement has been submitted to, and approved by, the Local Planning Authority in consultation with the Highway Authority. 


REASON: In order to satisfy the Local Planning Authority and Highway Authority that the final details of the highway scheme/works are acceptable before work commences on site in accordance with Key Statement DMI2 and Policy DMG3 of the Ribble Valley Core Strategy.
17.
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 Key Statement DMI2 and Policy DMG3 of the Ribble Valley Core Strategy.
18.
All garage facilities shall have facility of an electrical supply suitable for charging an electric motor vehicle, the details of which shall have first been submitted to and approved in writing by the Local Planning Authority prior to first occupation of any of the dwellings hereby approved.  The development shall be carried out in accordance with the approved details.


REASON: In order to promote sustainable transport as a travel option and reduce thereby carbon emissions in accordance with Key Statement DMI2 and Policy DMG3 of the Ribble Valley Core Strategy.
Flooding and Drainage
19.
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 flood levels in AOD;

B. The drainage strategy should demonstrate that post development surface water run-off from the application site will not exceed the existing surface water runoff rate for the corresponding rainfall event. The scheme shall subsequently be implemented in accordance with the approved details before the development is completed;

C.  A site layout plan showing flood water exceedance routes, both on and off site – these must be directed away from property and critical infrastructure;

D. A timetable for implementation, including phasing as applicable;

E. 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, to ensure that there is no flood risk on or off the site resulting from the proposed development and to ensure that water quality is not detrimentally impacted by the development proposal in accordance with Policy DME6 of the Ribble Valley Core Strategy.
20.
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.
21.
No development shall commence until details of how surface water and pollution prevention will be managed during each construction phase have been submitted to and approved in writing by the local planning authority.

REASON: To ensure that the construction phase(s) of development does not pose an undue flood risk on site or elsewhere and to ensure that any pollution arising from the development as a result of the construction works does not adversely impact on existing or proposed ecological or geomorphic condition of water bodies in accordance with Policy DME6 of the Ribble Valley Core Strategy.
22.
No occupation of the dwellings hereby approved shall take place until the Sabden Brook culvert has been removed and the watercourse restored to open channel in accordance with drawing 1582SPL/VMS-SL01 Rev K and drawing 17140-C-SK.05E

REASON: To reduce the risk of flooding to the proposed development and future users in accordance with Policy DME6 of the Ribble Valley Core Strategy.
23.
No development approved by this planning permission shall commence until a remediation strategy to deal with the risks associated with contamination of the site has been submitted to, and approved in writing by, the Local Planning Authority.  This strategy will include the following components:

1. A preliminary risk assessment which has identified:

· all previous uses;

· potential contaminants associated with those uses;

· a conceptual model of the site indicating sources, pathways and receptors; and

· potentially unacceptable risks arising from contamination at the site.

2. A site investigation scheme, based on (1) to provide information for a detailed assessment of the risk to all receptors that may be affected, including those off site.

3. The results of the site investigation and the detailed risk assessment referred to in (2) and, based on these, an options appraisal and remediation strategy giving full details of the remediation measures required and how they are to be undertaken.

4. A verification plan providing details of the data that will be collected in order to demonstrate that the works set out in the remediation strategy in (3) are complete and identifying any requirements for longer-term monitoring of pollutant linkages, maintenance and arrangements for contingency action.

Any changes to these components require the written consent of the local planning authority.  The scheme shall be implemented as approved.

REASON: To ensure that the development does not contribute to, or is not put at unacceptable risk from, or adversely affected by, unacceptable levels of water pollution in accordance with Policy DME6 of the Ribble Valley Core Strategy.
Further Control over Development
24.
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 dwelling hereby permitted shall not be altered or extended, no new windows shall be inserted, no alterations to the roof shall be undertaken and no buildings or structures shall be erected within the curtilage of the dwellings hereby approved unless planning permission has first been granted by the Local Planning Authority.

REASON: To enable the Local Planning Authority to exercise control over development which could materially harm the character and visual amenities of the immediate area or be of detriment to residential amenity in accordance with Key Statements EN2, EN5 and Policies DMG1 and DME4 of the Ribble Valley Core Strategy.
25.
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.

REASON: To ensure that adequate parking provision is retained on site that limits the visual impact of the parked motor-vehicle upon the street scene/area in accordance with Key Statements EN2, EN5 and Policies DMG1 and DME4 of the Ribble Valley Core Strategy.
BACKGROUND PAPERS
https://www.ribblevalley.gov.uk/site/scripts/planx_details.php?appNumber=3%2F2018%2F0361
