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CONSULTEE RESPONSES/ REPRESENTATIONS MADE:

PARISH COUNCIL:
Barrow Parish Council strongly objects to the proposal for the following reasons:
· Approval would lead to the creation of new residential dwellings in the open countryside contrary to key statements and policies of the Core Strategy.
· Proposal cannot be classed as infill development.
· Zero residual need for additional housing in Barrow. Whilst housing numbers do not represent upper limits, additional housing should only be considered in areas that have not already been exploited for residential development, disproportionate to other targeted areas in the borough.
· Granting consent to the proposed development would create a harmful precedent for the acceptance of other similar unjustified proposals.
· The infrastructure plans do not demonstrate that additional housebuilding in Barrow is sustainable.
· Planning consents granted on appeal in other parishes do not mean that the same development principles should be applied to this application. Each application should be considered on its own merits and the threat of an appeal should be disregarded. 

· The application should be placed on hold until legal action regarding the felling of trees covered by Tree Protection Orders is fully investigated. The parish council understands that trees were felled without the appropriate permissions to provide access to the site and this is unacceptable.
· The residential amenity of the properties on Whiteacre Lane is compromised by the proposals.
· The proposal would increase traffic flow onto Clitheroe Road, causing even more chaos on a narrow section of road that was not built for the current heavy traffic.
· Lancashire County Council's Flood Team must be fully consulted in order to minimise the flood risk of building yet more housing in the open countryside. The parish council understands that surface water is intended to be discharged into the beck. There have been many flooding incidents over the years where the beck has overtipped and flooded the area around the entrance to Whalley Industrial Park and Whalley Road. The application form incorrectly states that the site is not within 20 metres of a watercourse.

ENVIRONMENT DIRECTORATE (COUNTY SURVEYOR):

Whilst the County Surveyor raises no objection to the scale and location of the proposed development there are a number of design issues that will require further attention for the proposed layout to be acceptable. Amended plans have been received and a turning head issue remains unresolved.
LEAD LOCAL FLOOD AUTHORITY:
Further information regarding surface water drainage has been requested by the LLFA before they provide representations.
UNITED UTILITIES:
The proposals are acceptable in principle to United Utilities.

LCC CONTRIBUTIONS:
As the development is for ‘over 55's’ we would not claim a contribution towards education provision. 

ADDITIONAL REPRESENTATIONS:
12 letters of objection have been received from neighbouring residents and raise the following:
· Acceleration of larger housing developments in the borough shows good progress towards housing land supply target.

· Justification of housing need is not robust.

· Need for over 55s properties refers to assessment from 2013.
· Proposed site lies outside the settlement area for Barrow.

· Granting this application on the back of Longridge appeal will create a precedent.

· Deliberate flouting of a tree protection order prior to removal of two mature poplar trees to create the site access. Granting consent would be tantamount to rewarding this practice.

· Tree Impact Assessment does not recognise the existence of these two trees as part of the original site. A request to plant two new trees is not a proportionate penalty for the offence.

· Building close to trees increases risk of serious damage or injury should branches fall.

· Development is bounded to the east by Green Park retirement apartments where elderly residents will be subjected to noise and dust nuisance.

· Council should carry out its duty with regard to the removal of protected trees, which was a premeditated wilful destruction of trees to facilitate access for residential development directly resulting in substantial financial gain.

· Two replacement black poplar trees have been planted and have been sited to allow vehicles to pass from Phase 2 to the application site.

· The tree preservation order and planning application should be treated separately. And the tree scenario is still ongoing at the time the Planning Committee hear the application, it should be postponed.
· In the last couple of years 17 bungalows have been built within 5 minutes of the application site.

· 30% of the bungalows would need to fall under the affordable housing category.

· Barrow and Whalley schools have no more capacity to take further students.

· Existing TPOs abut the land and there is a limitation to how near any construction can go.

· Barrow is overloaded in terms of its infrastructure and has lost its character as a small village.

· Overlooking of gardens.

· The application site is full of wildlife – request a habitat survey and bat survey be carried out.
· TPO should be placed on all trees around the boundaries, irrespective of application outcome.
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1.
Site Description and Surrounding Area
1.1
The site which is the subject of this planning application lies within the open countryside on the edge of the settlement of Barrow and comprises grassland with mature tree planting along the southern and eastern boundaries. The land is located to the east of Clitheroe Road, Barrow. To the north is an established hedge beyond which are the rear gardens of dwellings along Whiteacre Lane. The existing access to the site is in the north western corner of the land and passes through the residential garden of the landowner, no.2 Whiteacre Lane. 
1.2
The adjoining land to the south/south west is being developed for residential use for 10 bungalows (referred to as Phase 2) approved under planning consent 3/2017/0603. This application (referred to as Phase 3) is submitted by the same developer and would be accessed from Clitheroe Road through the Phase 2 development site .There are also two additional residential properties that bound the site to the immediate west. To the east, beyond the mature tree planting, is Green Park Court, a development of over 55s accommodation. 
2.
Proposed Development for which consent is sought
2.1
It is proposed to develop the application site to provide ten 2 and 3 bedroom detached bungalows, similar to those approved as part of the previous phase. The site takes direct access from the previous phase of development which is being built out presently. 
2.2
The layout incorporates 10no. bungalows arranged around a cul-de-sac layout. The proposed dwellings would be built using stone and render and the roofs would be constructed in artificial slate. There would be a requirement to provide affordable housing in accordance with the relevant policies of the Core Strategy. 
2.3
It should be noted that the Council was notified of the removal of two protected mature trees at the application site in February 2017. The position where the two trees previous stood now forms the point of access for the application site. The landowner has provided 2no. replacement black Poplar trees as requested by the Council’s Countryside Officer but the details submitted with the application indicate that the replacement trees plus one additional black Poplar tree need to be removed for access. The impact of the development proposals on trees will be considered below.
3.
Relevant Planning History
(Phase 1)

3/2014/0725 - Proposed erection of 7 no. dwellings and associated works. Approved with conditions.
3/2012/0617 - Outline application for a proposed residential development of seven dwellings. Approved with conditions.

(Phase 2)

3/2017/0603 - Erection of nine dwellings and associated works. Approved with conditions.
3/2016/0374 - Erection of 9 dwellings and associated works. Approved with conditions.

3/2013/0511 - Outline application for residential development (nine dwellings). Approved with conditions.

4.
Relevant Policies
Ribble Valley Core Strategy:

Key Statement DS1 – Development Strategy

Key Statement DS2 – Sustainable Development

Key Statement EN2 –Landscape

Key Statement EN4 – Biodiversity and Geodiversity

Key Statement H1 – Housing Provision

Key Statement H3 – Affordable Housing

Key Statement DMI1 – Planning Obligations

Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations

Policy DMG3 – Transport and Mobility

Policy DME1 – Protecting Trees and Woodlands

Policy DME2 – Landscape and Townscape Protection

Policy DME6 – Water Management

Policy DMH1 – Affordable Housing Criteria

Policy DMH3 – Dwellings in the Open Countryside and the AONB

Policy DMB4 – Open Space Provision

Policy DMB5 – Footpaths and Bridleways

National Planning Policy Framework (NPPF)

National Planning Policy Guidance (NPPG)
5.
Assessment of Proposed Development
5.1
The main considerations in determining this application are the principle of the development, the impact of the development on the visual appearance of the surrounding area, its effect on the residential amenities of neighbouring occupiers, the ecological impact of the proposals, flooding and site drainage and its effect on highway safety.

5.2
Principle of Development
5.2.1
As Members will be aware, Key Statement DS1 of the Adopted Core Strategy states that:-

‘The majority of new housing development will be concentrated within an identified strategic site located to the south of Clitheroe towards the A59 and the principal settlements of Clitheroe, Longridge and Whalley.’

5.2.2
In addition to the strategic site at Standen and the borough’s principal settlements, development will be focused towards Tier 1 Villages, which are the more sustainable of the 32 defined settlements. Key Statement DS1 identifies Barrow as a Tier 1 Village and therefore some development will be directed towards the settlement. Key Statement DS1 confirms that:-

‘the scale of planned housing growth will be managed to reflect existing population size, the availability of, or the opportunity to provide facilities to serve the development and the extent to which development can be accommodated within the local area.’

5.2.3
It is relevant at this stage to note that the settlement boundaries for the Borough have been reviewed and are contained on the emerging Proposals Map that was formally submitted, alongside the Council’s Housing and Economic Development (HED) DPD, to the Secretary of State on 28 July 2017. Prior to this the settlement boundaries used for Development Management purposes pre-dated the Core Strategy and were part of the District Wide Local Plan (Adopted June 1998). These settlement boundaries were not amended during consideration of the Core Strategy.

5.2.4
As part of the plan preparation for the HED DPD the settlement boundary for Barrow has been reviewed in accordance with the Interim Settlement Boundary Definition Topic Paper (March 2016) which formed part of the HED DPD evidence base. 

5.2.5
The proposal site lies immediately adjacent to the emerging settlement boundary of the village of Barrow. In terms of the sites proximity to services, the site could be deemed to be a sustainable location. The provision of 10 additional dwellings adjacent to the settlement of Barrow would reflect the existing population size and would not result in any quantifiable or measurable harm to the Development Strategy presented by Key Statement DS1 of the Core Strategy, particularly given that it seeks to focus some new housing development towards the tier 1 settlements.
5.2.6
The revised National Planning Policy Framework was published on 24 July 2018 and introduced changes to how local planning authorities calculate housing land supply. Paragraph 73 of the revised NPPF states that “local planning authorities should identify and update annually a supply of specific deliverable site sufficient to provide a minimum of five years’ worth of housing against their housing requirement set out in adopted strategic policies…
The supply of specific deliverable site should in addition include a buffer (moved forward from later in the plan period) of:

a) 5% to ensure choice and competition in the market for land

b) 10% where the local planning authority wishes to demonstrate a five year supply of deliverable sites through an annual position statement or recently adopted plan, to account for any fluctuations in the market during that year; or 

c) 20% where there has been significant under delivery of housing over the previous three years, to improve the prospect of achieving the planned supply

5.2.7
The latest five year supply calculation is published in the Housing Land Availability Schedule July 2018. This takes into account the changes introduced by the revised NPPF in terms of housing requirements and deliverability. Based on a baseline date of 30th June 2018 the Council can demonstrate a 5.3 year supply of housing land with a 5% buffer. 
5.2.8
Table 4.12 of the Core Strategy illustrates the expected distribution of housing development in the Borough over the plan period including the residual number of houses needed in each settlement based on the requirement for 5,600 houses over the plan period. Table 4.12 apportions 710 dwellings to Barrow over the plan period (2008-2028). It is acknowledged that the figures contained with table 4.12 represent a minimum housing requirement. In the settlement of Barrow, the Council’s position in terms of the combined number of dwellings with planning permission and homes completed since 2008 has fluctuated as a result of changes to house numbers on individual development sites. The Authorities internal monitoring of residual requirements for both the Principal and Tier 1 settlements as of 12th September 2018 confirms that the residual remains unmet in Barrow by 43 units.
5.2.9
The settlement boundary of Barrow as shown on the current proposal maps shows that the opportunity for available land to come forward to meet any unmet need within the main settlement is somewhat limited and as such, on balance, the proposed development, on the edge of the main settlement, is considered to be acceptable in principle 

5.2.10
The application site lies outside the Barrow settlement boundary in an area defined as open countryside where Core Strategy Policies DMG2 (Strategic Considerations) and DMH3 (Dwellings in the Open Countryside & the AONB) apply. In order to satisfy policies DMG2 and DMH3 in principle residential development in the open countryside or AONB must meet an identified local housing need or one of the other criteria. Providing affordable homes and housing for older people are priorities within the Council’s Housing Strategy and the Strategic Housing Market Assessment (SHMA) supports the need for bungalows in the Borough. However, the boroughwide shortfall in affordable homes and 55 years plus accommodation is expressly addressed through the housing policies in the Core Strategy. Despite the submission of a ‘Summary of support for the delivery of new bungalows’  the applicant has failed to provide sufficient justification that a local need exists within the village for the provision of open market over 55s accommodation and therefore the proposed development meets none of the criteria in policies DMG2 and DMH3 in this case.
5.2.11
Although the Council can demonstrate a 5 year supply of housing (HLAS 31st March) there remains an outstanding residual requirement for housing in the settlement.  The addition of 10 bungalows and scale of growth generated from this site is considered to be modest overall and there is limited land available within the settlement to accommodate the requirement for 43 dwellings. On balance, taking the above material considerations into account, it is considered that the benefits of the scheme outweigh the conflict with policies DMG2 and DMH3 in this case.
5.3
Design and visual appearance
5.3.1
The site is well-related to existing built form. It bounds residential development to the north and west. To the east is Green Park Court, an over-55s development. The site is bound along its southern boundary by an existing development site (Phase 2) and woodland. From the public highway along Clitheroe Road and Whiteacre Lane the proposals would be seen in the context of existing development including the established residential properties along Whiteacre Lane. A public footpath (FP17) runs to the south of the site at a distance of approximately 150 metres but given the intervening dense woodland and single storey height of the development the proposals would be well-screened. Having regard to the above, the proposals would not be detrimental to the character of visual appearance of the countryside.
5.3.2
The design of the proposed dwellings would reflect those granted at the adjoining development site. The dwellings would be faced in stone and render with artificial slate roofs. The density of the site and the proposed house type designs are considered to be acceptable.
5.4
Impact on amenity of neighbouring residents
5.4.1
It is important to consider the impact of the development on the residential amenities of existing and future residents. The proposed development would bound existing residential plots to the north and west. Separation distances proposed between the new dwellings and existing properties on Whiteacre Lane are an average of around 35m which is sufficient to protect the privacy of residents. Whilst the rear gardens of plots 19-23 fall short of 10m, given the absence of first floor windows there would be no overlooking of the private gardens of properties along Whiteacre Lane. In the event that the application is approved, it would be recommended that permitted development rights be removed from plots 19-23 so that the Local Planning Authority retains control over future extensions/ alterations to the proposed dwellinghouses which may affect privacy.
5.4.2
The site layout would provide front separation distances of 14-17m. This accords with the recommendations of Manual for Streets. The gardens of plots 24-27 exceed 10m in length. There are therefore no concerns relating to the site layout insofar as it relates to residential amenity.

5.5
Effect of the development of trees and ecology
5.5.1
The application is supported by a Phase 1 Ecology Survey by Leigh Ecology Ltd. The majority of the site is improved grassland with a damp marshy area within the centre south area. Along the south and eastern boundary trees overhang the site. There are a number of small wooden structures within the site and two mature trees in the eastern section but neither the buildings nor trees contain potential roost features for bats. The adjacent woodland could offer some commuting and foraging habitat for bats and this should be considered in the landscape proposals for the site. Additionally, potential bird nesting habitat occurs within the hedgerows and a bird nest check and reasonable avoidance measures should be employed in work is to be undertaken within the bird breeding season.
5.5.2
The survey concludes that the site is of low importance from a nature conservation perspective. Consideration must be given to potential bat usage of trees and the impact on foraging bats. This should be reflected in the landscaping proposals and artificial lighting schemes. Core Strategy Policy DME3 and the NPPF seeks to secure biodiversity enhancement and it is recommended that bat and bird nest/roost features be incorporated within the site and be secured by planning condition.
5.5.3
As noted earlier in the report, this application is submitted following the illegal removal of two protected Black Poplar trees at the site. The trees were subject to TPO 71-1984 Whitacre School, Barrow. The Council reached an agreement with the landowner and developer to plant replacement trees at a ratio of 1:1. The Council’s Countryside Officer has confirmed that the replanting has been undertaken to his satisfaction. 
5.5.4
The proposed access road would result in the removal of 3no protected trees including the 2 recently planted Poplars in the south-west corner of the site. In other areas of the site hard surfaces would encroach slightly into the RPA of trees T2 and G2. In these circumstances, the work would be completed using ‘no-dig’ methods and materials. The proposed garage of plot 23 would encroach into the RPA of tree T6 and would be constructed using specially engineered foundations. The provision of a specification drawing detailing an appropriate foundation design could be conditioned, as would the submission of a suitably detailed arboricultural method statement and tree protection plan to describe and detail the procedures, working measures and protective measures to be used in relation to retained trees.
5.5.5
As denoted on the submitted landscaping plan, five areas within the site would be allocated for new tree planting and would result in the planting of a total of 31no trees. The Council’s Countryside Officer is satisfied that, subject to minor changes to the proposed landscaping plan, the proposals would be acceptable. Amendments would include the substitution of tree species and alterations to the proposed garden areas to ensure that the canopies of protected trees do not overhang private residential gardens so avoiding the possibility of tree resentment issues which could potentially involve future tree applications being submitted which would affect the amenity value and balance of the retained trees. In addition, it is recommended that a landscape management plan setting out long-term design objectives, management responsibilities and maintenance schedules be submitted to the Council.
5.6
Affordable Housing and Developer Contributions
5.6.1
The application proposes the erection of 10 dwellinghouses and therefore there is a requirement for the development to provide affordable housing in accordance with the Council’s affordable housing policies contained in the Core Strategy. Key Statement H3 of the Core Strategy requires 30% of dwellings to be affordable units. Providing for older people is a priority for the Council within the Housing Strategy and 15% of units would need to provide for older people in accordance with the Council definition of over 55s accommodation which includes accordance with the specifications and requirements of category 2 housing as defined in M4(2) of Approved Document M (volume 1 2015) of The Building regulations 201.
5.6.2
The development scheme as proposed included the offer of a financial contribution toward off-site affordable housing which has been calculated as £185,760. An off-site contribution was accepted by the Council on Phases 1 and 2 of the development based on the advice of the Council’s Strategic Housing Officer who confirmed there was no need for affordable housing units in Barrow at the time of determination.
5.6.3
However, circumstances have since changed and evidence collated from a neighbouring site has demonstrated that there is still an unmet need for discount sale bungalows. Key Statement H3 of the Core Strategy states that unless an agreement is reached between the Council and the developer that it is preferable to make a financial contribution, developers will be expected to provide affordable housing on site. As such, the developer has agreed to provide 3no bungalows (30% of the units) for discount sale and 50% of the affordable units would be secured for occupation by older people only. There remains a requirement for design of the discount sale units to be amended to accord with the Council’s bungalow definition and also to ensure that the units would meet the affordability criteria.
5.6.4
The proposal would place pressure on existing sports and open space infrastructure in the Borough. Contributions would be necessary to mitigate the impact of the development and this has been calculated at £5,119.
5.6.5
Lancashire County Council (education) have confirmed that an education contribution is not required in regards to this development. 
5.7
Other Considerations
5.7.1
The County Surveyor (Highways) has raised no objections to the development in principle. However, he has requested minor alterations to the site layout which the applicant has generally complied with. There remains the requirement for the applicant to provide amended plans which show a turning head to allow a refuse vehicle to enter and leave the cul-de-sac in a forward gear.
5.7.2
A drainage strategy has been provided which proposes to connect the development to the foul and surface water drainage systems provided in the Phase 2 development site. Surface water run-off from Phase 2 will discharge into a watercourse along the eastern and part of the southern boundary of the site which ultimately discharges into the River Calder. The drainage strategy for Phase 2 identified a discharge rate of 3l/s and there was a conditional requirement for the submission of final details of the design of the surface water drainage scheme including the requirement that it should not exceed run-off of 3l/s. The drainage strategy submitted with this application confirms that the surface water drainage for Phase 2 has been designed to accept a surface water discharge of 5l/s from Phase 3. The Lead Local Flood Authority (LLFA) have requested the submission of a detailed drainage strategy for Phases 2 and 3 to ensure that the development proposals would not result in flooding or flood risk from surface water, groundwater or from ordinary watercourses.
6.
Conclusion
6.1
Having considered all of the above, it is recommended that the application be deferred and delegated for approval. The principle of the development is considered to be acceptable however there remains the need to secure minor changes to the layout, design and landscaping of the site as described above. Further drainage details are also required to establish whether the proposed surface water drainage provisions are acceptable and a legal agreement is required in order to secure affordable housing and a financial contribution towards sports and open space infrastructure.
RECOMMENDATION: That the application be DEFERRED AND DELEGATED to the Director of Community Services for approval subject to the receipt of acceptable highway and drainage details, amended plans and following the satisfactory completion of a legal agreement and subject to the following conditions:
Timings and Commencement

1.
The development must be begun not later than the expiration of three years beginning with the date of this permission.


REASON: Required to be imposed pursuant to Section 91 of the Town and Country Planning Act 1990

2.
Unless explicitly required by condition within this consent, the development hereby permitted shall be carried out in complete accordance with the proposals as detailed on drawings:


Drawings TBC

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

3.
Precise specifications or samples of walling and roofing materials and details of any surface materials to be used including their colour and texture shall have been submitted to and approved in writing by the Local Planning Authority before their use in the proposed works. The development thereafter shall be constructed utilising the approved materials.

REASON: To ensure that the materials to be used are appropriate to the locality in accordance with Policy DMG1 of the Ribble Valley Core Strategy.

4.
Prior to the commencement of the development details of the design and position of the external meter boxes shall be submitted to and approved in writing by the Local Planning Authority. For the avoidance of doubt the details shall indicate that no meter boxes will be located on the primary elevations of the proposed dwellings or on locations that that are afforded a high level of visibility upon the streetscene.  The development shall be carried out in strict accordance with the approved details.

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

Landscape

5.
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 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 in writing by the Local Planning Authority. For the avoidance of doubt the submitted details shall 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. The development shall be carried out in strict accordance with the approved details.


REASON: To comply with Key Statement EN4 and Policies DMG1, DME3 of the Ribble Valley Core Strategy, to ensure a satisfactory standard of appearance in the interests of the visual amenities of the area and to minimise the potential impacts of the development through the inclusion of measures to retain and enhance habitat connectivity for species of importance.

6.
The approved soft landscaping scheme (drg. no. TBC) shall be implemented in the first planting season following occupation or use of the development 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.


The hard landscaping shall be implemented in accordance with the approved details prior to the first occupation of the development and retained thereafter at all times.    

REASON: To ensure the proposal is satisfactorily landscaped and appropriate to the locality in accordance with Policies DMG1 and DME3 of the Ribble Valley Core Strategy.

7.
Notwithstanding the submitted details, no development, including any site preparation, demolition, scrub/hedgerow clearance or tree works/removal shall commence or be undertaken on site until a landscape management plan, including long-term design objectives, management responsibilities and maintenance schedules for all landscape areas (other than small, privately owned, domestic gardens) has been submitted to and approved in writing by the Local Planning Authority. The landscape management plan shall be carried out as approved in accordance with the approved details. 


REASON: To ensure the proper long-term management and maintenance of the landscaped areas in the interests of visual amenity and biodiversity enhancement, in accordance with Policies DMG1, DME1 and DME3 of the Ribble Valley Core Strategy.

Highways

8.
For the full period of construction, facilities shall be available on site for the cleaning of the wheels of vehicles leaving the site and such equipment shall be used as necessary to prevent mud and stones being carried onto the highway. The roads adjacent to the site shall be mechanically swept as required during the full construction period. 


REASON: To prevent stones and mud being carried onto the public highway to the detriment of road safety. 

9.
Each dwelling shall incorporate provision to charge electric vehicles and a scheme to provide these facilities shall be submitted to the local planning authority for approval prior to any building work commencing on site. The development shall be carried out in strict accordance with the approved details..

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

10.
No development approved by this permission shall commence until a Construction Method Statement/Management Plan has been submitted to and approved in writing by the Local Planning Authority. The approved Statement/Management Plan shall be adhered to throughout the construction period and shall provide for:

i) the routeing of construction and delivery vehicles including periods when plant and materials trips should not be made to and from the site (mainly peak hours but the developer to identify times when trips of this nature should not be made)

ii) parking of vehicles of site operatives and visitors within the site;

iii) loading and unloading of plant and materials;

iv) storage of plant and materials used in constructing the development;

v) erection and maintenance of security hoarding including decorative displays and facilities for public viewing, where appropriate;

vi) measures to ensure that construction and delivery vehicles do not impede access to adjoining properties;

vii) a management plan to control the emission of dust and dirt during construction identifying suitable mitigation measures including measures to prevent pollution of habitats adjacent to development areas;

viii) a scheme for recycling/disposing of waste resulting from construction works (there shall be no burning on site);

ix) A scheme to control noise during the construction phase;

x) details of lighting to be used during the construction period which should be directional and screened wherever possible;

xi) Details of hours of working including delivery times for construction materials; 

xii) Pollution prevention measures to be adopted throughout the construction process to ensure watercourses on and adjacent to the works are adequately protected; and

xiii) Contact details of the site manager.


REASON: In the interests of protecting the residential amenities of the locality and highway safety and to comply with Policy DMG1 of the Core Strategy.

11.
Other Highways Conditions TBC
Residential Amenity

12.
No building or engineering operations within the site or deliveries to and from the site shall take place other than between 07:30 hours and 18:00 hours Monday to Friday and between 08:30 hours and 14:00 hours on Saturdays, and not at all on Sundays or Bank Holidays.


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

Drainage and Flooding
13.
Foul and surface water shall be drained on separate systems. 

REASON: To secure proper drainage and to manage the risk of flooding and pollution.

14.
Other Drainage Conditions TBC

Further Control over Development
15.
Notwithstanding the provisions of Classes A, B, C and E of Part 1 of the Town and Country Planning (General Permitted Development) Order 2015, or any Order revoking and re-enacting that Order, plots 19-23 inclusive hereby permitted shall not be altered or extended and no buildings or structures shall be erected within the curtilage of the new dwellings 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 neighbour amenity in accordance with Policy DMG1 of the Ribble Valley Core Strategy.

Ecology and Trees

16.
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 an arboricultural method statement and tree protection plan has been submitted to and approved in writing by the Local Planning Authority. This must provide for the protection of all existing trees within the site except those identified for removal in the Arboricultural Impact Assessment by Bowland Tree Consultancy Ltd dated May 2018 and shall include details of the special materials and working methods for proposed construction within RPAs. Thereafter the development shall be implemented wholly in accordance with the approved details..


Prior to commencement of any site works including delivery of building materials and excavations for foundations or services all trees to be retained shall be protected in accordance with the BS5837:2012 [Trees in Relation to Demolition, Design & Construction]. If any retained tree is removed, uprooted or destroyed or dies, another tree shall be planted at the same place and that tree shall be of such size and species, and shall be planted at such time, as may be specified in writing by the local planning authority.


REASON: To protect trees and hedges on and adjacent to the site and to ensure the proposal is satisfactorily landscaped and appropriate to the locality in accordance with Policies DME1 and DME3 of the Ribble Valley Core Strategy.

17.
The development shall be carried out in STRICT accordance with the recommendations of the submitted Ecological Appraisal dated 17 May 2018.

REASON: To minimise the impact on ecology in accordance with Policies DMG1 and DME3 of the Core Strategy.

18.
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 include details of plot numbers and the numbers of artificial bird nesting boxes and artificial bat roosting site per individual building/dwelling and type. The details shall also identify the actual wall and roof elevations into which the above provisions shall be incorporated.  


The artificial bird/bat boxes shall be incorporated into those individual dwellings during the construction of those individual dwellings identified on the submitted plan 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 protected species in accordance with Section 9 of the NPPF, and Key Statement EN4 and Policies DMG1 and DME3 of the Ribble Valley Core Strategy.

19.
No part of development shall commence until the details of artificial lighting have been submitted to and agreed in writing by the local planning authority. The information shall include details on the type and intensity of lighting and how its impact on the natural roosting and foraging activity of protected/species of conservation concern shall be mitigated.  The lighting thereafter shall be implemented in accordance with the approved details.


REASON:  In order to mitigate impact on wildlife and habitat and to comply with Policies DMG1 and DME3 of the Ribble Valley Core Strategy Adopted Version.

