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	DEVELOPMENT PROPOSED:
	Discharge of conditions 3 (materials), 4 (meter boxes), 5 (ground levels), 6 (electric charging facilities), 8 (construction method statement), 9 (estate road), 11 (highway improvements and site access), 12 (photographic survey), 14 (cycle sheds), 15 (ecological enhancement), 16 (bat and bird boxes), 18 (bird nesting survey), 19 (lighting), 20 (landscape management plan), 21 (landscaping), 22 (archaeological investigation), 25 (surface water drainage), 26 (foul drainage), 27 (drainage), 28 (drainage), 29 (drainage) and 30 (drainage) from planning permission 3/2017/0573.

	AT:
	Land off Union Street Clitheroe

	On the level of information provided the below detailed conditions have been determined as follows:


	3
	Notwithstanding the submitted details and the requirements of condition 2 of this approval, precise specifications or samples of all external surfaces including, door/window surrounds and framing materials, fascia/barge boards and roofing/ridge materials including their colour and texture shall have been submitted to and approved by the Local Planning Authority before their use in the proposed development.

Material details agreed as per submitted "Materials Schedule Document". 

Condition 3 is partially discharged insofar that the submitted details are agreed by the Local Planning Authority.  The condition requires that the approved details be implemented within the development in accordance with the approved plans/details and maintained as such thereafter.  

Upon the development having been completed in strict accordance with the approved plans/details this condition shall be considered fully discharged.

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



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

Meter box details agreed as per drawing 16041 08. 

Condition 4 is partially discharged insofar that the submitted details are agreed by the Local Planning Authority.  The condition requires that the approved details be implemented within the development in accordance with the approved plans/details and maintained as such thereafter.  

Upon the development having been completed in strict accordance with the approved plans/details this condition shall be considered fully discharged.

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

P.T.O.

	5
	Prior to the commencement of development full details of existing and proposed ground levels and proposed building finished floor levels (all relative to ground levels adjoining the site) shall be submitted to and agreed in writing by the Local Planning Authority. The development shall be carried out in strict accordance with the approved details.

Finished floor levels agreed as per following drawings: 

· 30250/9/1 C

· 30250/9/2 C

The proposed levels accord with the details approved under planning application 3/2018/0573 and for the reasons detailed within the officer report the proposed dwellings would share an acceptable relationship with surrounding residential properties in terms of separation distances. 

Condition 5 is partially discharged insofar that the submitted details are agreed by the Local Planning Authority.  The condition requires that the approved details be implemented within the development in accordance with the approved plans/details and maintained as such thereafter.  

Upon the development having been completed in strict accordance with the approved plans/details this condition shall be considered fully discharged.

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



	6
	Prior to any building work commencing on site a scheme for the provision of facilities to charge electric vehicles within at least 30% of the dwellings hereby approved shall have been submitted to the Local Planning Authority for approval. The development shall be carried out in strict accordance with the approved details and the charging facilities shall be made available for use prior to the occupation of each dwellings house within which they will be installed.

Details agreed as per drawing 16041 01 Rev L (amended plan received 07/06/18). 

Condition 6 is partially discharged insofar that the submitted details are agreed by the Local Planning Authority.  The condition requires that the approved details be implemented within the development in accordance with the approved plans/details and maintained as such thereafter.  

Upon the development having been completed in strict accordance with the approved plans/details this condition shall be considered fully discharged.

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

P.T.O.

	8
	No development shall take place, including any works of demolition, until a construction method statement has been submitted to and approved in writing by the local planning authority. The approved statement shall be adhered to throughout the construction period. It shall provide include:

· The parking of vehicles of site operatives and visitors;

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

· Storage of such plant and materials;

· Wheel washing facilities;

· Periods when plant and materials trips should not be made to and from the site (mainly peak hours but the developer to identify times when trips of this nature should not be made)

· Routes to be used by vehicles carrying plant and materials to and from the site;

· Measures to ensure that construction and delivery vehicles do not impede access to adjoining properties.

The hours of operation detailed within the submitted CMS conflict with condition 23 and therefore the CMS is not agreed and the condition is not discharged. 



	9
	The new estate road for the development shall be constructed in accordance with the Lancashire County Council Specification for Construction of Estate Roads to at least base course level up to the entrance of the site compound before any development takes place within the site and shall be further extended before any development commences fronting the new access road.

LCC Highways have confirmed that Section 38 details agreed as per drawings 30250/4/1 Rev A and 30250/4/2 Rev A.

Condition 9 is partially discharged insofar that the submitted details are agreed by the Local Planning Authority.  The condition requires that the approved details be implemented within the development in accordance with the approved plans/details and maintained as such thereafter.  

Upon the development having been completed in strict accordance with the approved plans/details this condition shall be considered fully discharged.

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

P.T.O.

	11
	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 as part of a Section 278 Agreement, under the Highways Act 1980. Such highway improvement works will include the provision of give way signs, as shown on drawing SCP/16391/F02 (plan received 22/08/17), and highway improvements for the site access. No part of the development hereby approved shall be occupied until the approved scheme/highway works have been constructed and completed in accordance with the approved details.

LCC Highways confirmed that Section 278 details agreed as per drawings 30250/20 Rev B and 30250/4/2 Rev A.

Condition 11 is partially discharged insofar that the submitted details are agreed by the Local Planning Authority.  The condition requires that the approved details be implemented within the development in accordance with the approved plans/details and maintained as such thereafter.  

Upon the development having been completed in strict accordance with the approved plans/details this condition shall be considered fully discharged.

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



	12
	Prior to commencement of the development, a joint survey shall be carried out between the developer and the planning authority (in conjunction with the highway authority) to determine the condition of Greenfield Avenue/Union Street. A similar survey shall be carried out every six months and the final inspection within one month of the completion of the last house, and the developer shall make good any damage to Greenfield Avenue/Union Street to return it to the pre-construction situation as required. 

No details provided have been provided in respect of the road survey and thus condition 12 is not discharged. 



	14
	Prior to commencement of development on site, a scheme detailing the location, size and design of the cycling storage facilities for all dwellings with integral/detached garages shall be submitted to and approved in writing by the Local Planning Authority.  The cycle storage facilities shall be provided in accordance with the approved details before each unit hereby permitted becomes operative and shall be retained as such thereafter. 

No details provided other than identifying the plot numbers. The condition requires details of the location, size and design of the cycle storage facilities and this condition 14 is not discharged.  

P.T.O.

	15
	The development hereby approved shall be carried out in complete accordance with the "Recommendations and Ecological Enhancement" measures detailed/recommended within Section 5 of the submitted Ecological Survey and Assessment (ERAP Ltd Ref: 2016-276)   

Provided the development is carried out in accordance with the specified document this condition is would be considered to be discharged. 



	16
	Notwithstanding the submitted details and requirements of condition 15, 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 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 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.
The proposed number (six) of bat and bird boxes is considered to be insufficient on a greenfield development. The LPA would expect a ratio of one bat/bird box per new dwelling (ie. 36 boxes on this site). 

Additionally the type/style of bird boxes is not considered to be acceptable and the development should utilise swift bricks that are built into dwellings

This condition is not discharged



	18
	No clearance of any vegetation in preparation for or during the course of development shall take place during the bird breeding season (March - August inclusive) unless an ecological survey has first been submitted to and approved in writing by the Local Planning Authority which demonstrates that the vegetation to be cleared is not utilised for bird nesting. Should the survey reveal the presence of any nesting species, then no clearance of any vegetation shall take place during the bird breeding season until a methodology for protecting nest sites during the course of the development has been submitted to and approved in writing by the Local Planning Authority. Nest site protection shall thereafter be provided in accordance with the duly approved methodology.

Details agreed as per nesting bird survey prepared by ERAP ref: 2018-043. 

Condition 18 is considered to be discharged.

P.T.O.

	19
	Notwithstanding the submitted details, no building works shall commence on site until 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. 

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.

Lighting details agreed as per drawing 18620-D-01 and 18630-D-01

Condition 19 is partially discharged insofar that the submitted details are agreed by the Local Planning Authority.  The condition requires that the approved details be implemented within the development in accordance with the approved plans/details and maintained as such thereafter.  

Upon the development having been completed in strict accordance with the approved plans/details this condition shall be considered fully discharged.

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



	20
	Prior to occupation of the first dwelling, a landscape management plan including long term design objectives, timing of the works, management responsibilities and maintenance schedules for all landscaped areas (other than within curtilages of buildings), shall be submitted to and approved in writing by the Local Planning Authority.

Details agreed as per drawing 13 Rev B (amended plan received 07/06/18) and Landscape Management Plan Document ref: FW/5327/LMP/APR18. 

Condition 20 is partially discharged insofar that the submitted details are agreed by the Local Planning Authority.  The condition requires that the approved details be implemented within the development in accordance with the approved plans/details and maintained as such thereafter.  

Upon the development having been completed in strict accordance with the approved plans/details this condition shall be considered fully discharged.

P.T.O.

	21
	No development, including any site preparation, scrub/hedgerow clearance or tree works/removal shall commence or be undertaken on site until a scheme of phasing for the approved landscaping scheme (as shown on approved drawing 5327.03 Rev C - amended plan received 13/09/17) has been submitted to and approved in writing by the Local Planning Authority.  The development shall be carried out in strict accordance with the duly approved timings and phasing's. The areas which are landscaped shall be retained as landscaped areas thereafter. Any trees or shrubs removed, dying, being severely damaged or becoming seriously diseased within three years of planting shall be replaced by trees or shrubs of similar size and species to those originally required to be planted.

The Council's Countryside Officer requested that the proposed Laurel hedge (adjacent to the pumping station) be replaced with a native species, either Yew or Juniper. 

Furthermore the Countryside Officer has requested that Field Maple trees be included and more panting along western boundary

The applicant has not provided any updated plans in respect of the above and therefore the proposed landscaping condition (21) is not considered to be discharged. 

P.T.O.

	22
	No development shall take place until the applicant, or their agent or successors in title, has secured the implementation of a programme of archaeological work. This must be carried out in accordance with a written scheme of investigation, which shall first have been submitted to and agreed in writing by the Local Planning Authority. The scheme of works should be phased and consist of

(a) An initial phase of archaeological investigation of the development site and the production of a report; and

(b) A second phase of recording or other mitigation works shown to be necessary by the initial investigation.

These works should be undertaken by an appropriately qualified and experienced archaeological contractor to the standards and guidance issued by the Chartered Institute for Archaeologists (CIfA, www.archaeologists.net).

Details agreed as per L-P Archaeology Evaluation Report (Jan 2018) Ref: LP2637C-AER-v.1.2 

Condition 22 is partially discharged insofar that the submitted details are agreed by the Local Planning Authority.  The condition requires that the approved details be implemented within the development in accordance with the approved plans/details and maintained as such thereafter.  

Upon the development having been completed in strict accordance with the approved plans/details this condition shall be considered fully discharged.

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

P.T.O.

	25
	No development shall commence until final details of the design, based on sustainable drainage principles, and implementation of an appropriate surface water sustainable drainage scheme have been submitted to and approved in writing by the local planning authority. 

Those details shall include, as a minimum: 

a)
Information about the lifetime of the development, design storm period and intensity (1 in 30 & 1 in 100 year + allowance for climate change see EA advice Flood risk assessments: climate change allowances'), discharge rates and volumes (both pre and post development), temporary storage facilities, the methods employed to delay and control surface water discharged from the site, and the measures taken to prevent flooding and pollution of the receiving groundwater and/or surface waters, including watercourses, and details of floor levels in AOD; 

b)
The drainage strategy should demonstrate that the post development surface water run-off rate will not exceed the pre-development greenfield run-off rate for the corresponding rainfall event. The maximum surface water run-off rate from the development will be no greater than 10.6l/s. The scheme shall subsequently be implemented in accordance with the approved details before the development is completed. 

c)
Any works required off-site to ensure adequate discharge of surface water without causing flooding or pollution (which should include refurbishment of existing watercourses (open or culverted) and headwalls or removal of unused culverts where relevant); 

d)
Flood water exceedance routes, both on and off site; 

e)
A timetable for implementation, including phasing as applicable; 

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

g)
Details of water quality controls, where applicable. 

The scheme shall be implemented in accordance with the approved details and no works above slab level shall be carried out before the works are implemented. Thereafter the drainage system shall be managed and maintained in accordance with the approved details.

Drainage details agreed subject to the surface water drainage scheme being fully implemented in accordance with the approved details within FRA, the documents listed below and the email received from Simon Cough dated 22/06/18.  In order to comply with the requirements of condition 25, the drainage scheme should be fully constructed and operational prior to any works above slab level:

· 30250/1 Rev F  

· 30250/3/1 Rev C

· 30250/3/2

· 30250/7 Rev A

· 30250/18 Rev B

· 30250/100 Rev A 

· 30250/4/2 Rev A 

· 30250/16 Rev A 

P.T.O.
Upon the development having been completed in strict accordance with the approved plans/details this condition shall be considered fully discharged.

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



	26
	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 and no works above slab level shall be carried out before the works are implemented. Thereafter the sustainable drainage system shall be managed and maintained in accordance with the approved details.

The Lead Local Flood Authority require confirmation of a signed agreement from United Utilities confirming that they are willing to adopt the surface water drainage system in its entirety before they can discharge this condition.  

No such confirmation has been received and thus condition 26 cannot be discharged at this time. 



	27
	No development shall take place until further investigations have been carried out to confirm that the works detailed on drawing no. '30250/AppH Rev B' have been completed in full. This includes works to replace the existing 525mm diameter culverted watercourse within the site (to the junction between Union Street and Queen Street) and works to clear and re-grade the open ditch along the northern and eastern boundaries of the site. The final surface water drainage scheme should reflect the findings of this investigation as appropriate.

The Lead Local Flood Authority has requested evidence which sufficiently demonstrates that the required works have been completed in full.  For the avoidance of doubt, this includes works to the 525mm diameter culverted watercourse and also works to clear and re-grade the open ditches along the northern and eastern site boundaries. 

No such evidence has been received and thus condition 26 cannot be discharged.  



	28
	Foul and surface water shall be drained on separate systems. 

Provided that foul and surface water are drained on separate systems this condition is discharged

P.T.O.

	29
	Prior to the commencement of any development, a surface water drainage scheme, based on the hierarchy of drainage options in the National Planning Practice Guidance with evidence of an assessment of the site conditions shall be submitted to and approved in writing by the Local Planning Authority. 

The surface water drainage scheme must be in accordance with the Non-Statutory Technical Standards for Sustainable Drainage Systems (March 2015) or any subsequent replacement national standards and unless otherwise agreed in writing by the Local Planning Authority, no surface water shall discharge to the public sewerage system either directly or indirectly. 

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

Details agreed as per drawing 30250/100A. 

Upon the development having been completed in strict accordance with the approved plans/details this condition shall be considered fully discharged.

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



	30
	No development approved by the submission shall be commenced until full details of the improvements to the south west culvert, existing ditches and land drain as detailed on planning 30250/APP/H revB (amended plan received 11 October 2017) have been submitted to and approved in writing by the Local Planning Authority. Thereafter the agreed culvert, ditches and land drain works shall be undertaken and completed prior to any other development taking place in conjunction with the development hereby approved. 

Details agreed as per following documents:

· 30250/100A;

· 30250/101

· 30250/102

· Drain Doctor Survey report 17-12-8872;

· PT Patch Box Repair Leaflet;

· Method Statement for Construction (Job No.30250)

Upon the development having been completed in strict accordance with the approved plans/details this condition shall be considered fully discharged.

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