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CONSULTEE RESPONSES/ REPRESENTATIONS MADE:

PARISH COUNCIL:
Barrow Parish Council wishes to object to the application on the following grounds: 

· The proposal is contrary to Key Statements DS1, DS2 and Policies DMG2 and DMH3 of the Ribble Valley Core Strategy. Approval would lead to the creation of new residential dwellings in the defined open countryside, located outside of a defined settlement boundary, without sufficient or adequate justification and this would cause harm to the Core Strategy.

· The Core Strategy states that there is zero residual need for additional housing in Barrow.  Allowing an additional 29 dwellings is not sustainable and is contrary to Key Statement DS1.  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 development areas in the borough.  This is especially important considering nearby traffic levels, the lack of sustainability and the environmental risks of this application.

· The applicant’s covering letter states that there is currently a shortfall of housing provision in Barrow under the Core Strategy. Any perceived shortfall of residual housing numbers in Barrow is likely to be fulfilled by a recent application (3/2018/0924) where outline planning consent already exists.

· 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 states that 'the site is in an accessible location with bus stops and the Barrow service area with its shops to meet day to day needs of residents being in close proximity'. It should be noted that there is only one temporary bus stop that is poorly served and there is one shop connected to a petrol station.

· There is no evidence to support the claim that there are 'economic and social benefits by the provision of elderly bungalows and affordable housing units'. Any limited social and economic benefits arising from the development would fail to outweigh the harm to the Core Strategy.

· The site does not benefit from walkable access to a full range of services and facilities, particularly for the elderly with mobility problems, and would perpetuate an already unsustainable pattern of development. Adding more houses in Barrow would put a strain on the village’s infrastructure that is already struggling to cope with the increased population and housing growth in recent years.

· Whilst the Parish Council understands that there is a need for elderly housing in the borough, the proposed site is not suitable. Meeting a perceived need on an unsuitable site should not be allowed as an exception to the Core Strategy. Ribble Valley Borough Council recently gave consent to Bloor Homes to reduce the number of bungalows and the percentage of social housing on the adjacent site so fulfilling a requirement with this application cannot be considered a priority.

· Traffic leaving the proposed site through the Barrow Brook Enterprise Park would increase the amount of congestion that exists at the McDonald’s roundabout on the A59. There are already significant waiting times at this junction but Lancashire County Council will not take any action to improve safety and traffic flow until there has been a serious accident.

· The reports state that surface water and foul water drainage is to be discharged into Barrow Brook and if this is the case, the LLFA needs to be consulted to minimise the risk of flooding.  Barrow experienced incidents of flooding in 2015 and the Parish Council is concerned about the loss of yet more green fields and the impact this will have on the whole village.  Barrow Brook carries a substantial amount of water and during storm conditions and properties downstream are put at risk.

· The application form states that the development is not within 20m of a watercourse. This is incorrect as Barrow Brook and Barrow Lodge are nearby.

· The application form states that the site cannot be seen from a public road.  This is incorrect as the proposed development would be visible from the A59, the bridge over the A59 on Whiteacre Lane and by residents of the Bloor Homes Estate.

· Pendle Fisheries is mentioned in the Ecological Survey but there is no mention of Barrow Lodge which is adjacent to the proposed site and feeds Barrow Brook.

· Trees bordering the proposed site may be protected by Tree Preservation Orders covering the former Printworks site, particularly those adjacent to Barrow lodge.  The trees and hedges on site are important to the local landscape, providing a buffer to the A59 and supporting a wide variety of wildlife, so it is important that they are monitored and remain in situ.

· Granting consent to the proposed development would create a harmful precedent for the acceptance of other similar unjustified proposals and would damage the implementation
ENVIRONMENT DIRECTORATE (COUNTY SURVEYOR):
LCC Development Control Section have offered the following observations:
The proposed development is described as being for elderly residents and offers mobility friendly accommodation.  On this basis I would envisage that the peak hour traffic generation by the development will be less than generated by a traditional family unit due to less work and school trips. 

Site observations would suggest that at peak times, whilst there is an element of queueing on Holm Road and its junction with the A59 roundabout, the delays encountered by drivers are not such that the impact of the development can be classed as severe in the context of the NPPF, however it has been noted that the development has a poor accessibility score and as such the highway authority would seek a financial contribution in the region of £24,000 to promote and support the recently introduced bus service on Holme Road.

There is an option to link the site to the path around the pond to the north of the, this would improve pedestrian accessibility to the PFS / convenience store and bus service and should therefore be explored.

Subject to the above being addressed adequately the Highways Section have raised no objection to the proposal subject to the imposition of  appropriate conditions relating to the erection of a fence/wall adjacent the A589 embankment, construction management and other highways related matters.

LOCAL LEAD FLOOD AUTHORITY (LLFA)
No objection subject to the imposition of conditions relating to surface water drainage. 
UNITED UTILITIES

No objection subject to the imposition of conditions.

LANCASHIRE FIRE AND RESCUE:

No representation at time of preparing this report but previously raised no objection subject to technical requirements to comply with Building Regulation.
ADDITIONAL REPRESENTATIONS:

Thirteen letters of representation have been received objecting to the application on the following grounds:

· Increase in traffic in the area
· Not in keeping with the character of the area

· Pollution

· Insufficient infrastructure in the area

· Inadequate parking provision

· The application is contrary to adopted local planning policy

· Loss of land used by the community

· Proximity to the A59

· Additional housing not required in Barrow

· Site does not have walkable access to services and facilities

1.
Site Description and Surrounding Area
1.1
The application relates to a greenfield area of land 1.075 Hectares in size.  The site is located to the eastern extents of an existing housing development (Pendle Hill View).  The site is located within the defined open countryside, outside but directly adjacent the settlement boundary of Barrow as defined within the Regulation 22 Draft Proposals Map.
1.2
The site is bounded to the north by an area of open land associated with the Barrow Brook attenuation pond with the site being bounded to the east by a graded highways verge which fronts the A59.  Located to the south of the site is numbers 15-19 Whitacre Lane.
1.3
The site is bounded to the west for the most part by Pendle Hill View with an area of woodland and usable open space for the adjacent development bounding the south western extents of the site.  The immediate surrounding area is predominantly residential in both character and scale of built-form save that of the A59 being located within close proximity to the east.
2.
Proposed Development for which consent is sought
2.1
Outline consent (Matters of access) is sought for the erection of 18 open market bungalows for older-persons, two affordable bungalows for older persons and 6 affordable two-bedroom apartments with associated ancillary works and landscaping.
2.2
The submitted indicative layout proposes that the primary vehicular and pedestrian access to the site will be provided by way of a direct interface with Sheepfold Crescent located to the west.  The submitted details propose a layout whereby the main spine road diverges both north and south off the primary access.  It is proposed that the southern extents of the site will accommodate bungalows orientated in two cul-de-sac arrangements with the northern extents of the site accommodating a proposed apartment block and associated parking court.
2.3
The submitted details propose that 30% of the housing to be provided on site will be affordable, being brought forward in the form of 6 x 2 bedroom apartments and 2 x affordable bungalows for those aged 55 or over - as such the proposed development would be considered fully compliant with Key Statement H3 of the adopted Core Strategy.
2.4
The remainder of the open market element will be brought forward in the form of bungalows with a housing mix to be agreed at a later stage.  The applicant has indicated that whilst these bungalows are to be for open market sale, it is proposed that the occupancy of the bungalow units will be controlled through an age restriction limiting occupation to those over 55 years of age.
3.
Relevant Planning History


3/2017/0962: 
Application for outline consent for 20 bungalows for the elderly (6 detached two-bed and 14 semi-detached one-bed) and 9 affordable, two-bed apartments with associated roads, ancillary works landscaping and access.  (Refused – Appeal Lodged).

3/2018/0488: Application for outline consent for 20 bungalows for the elderly (6 detached two-bed and 14 semi-detached one-bed) and 9 affordable, two-bed apartments with associated roads, ancillary works landscaping and access. (Refused)
4.
Relevant Policies

Ribble Valley Core Strategy


Key Statement DS1 – Development Strategy


Key Statement DS2 – Presumption in Favour of Sustainable Development


Key Statement EN3 – Sustainable Development and Climate Change


Key Statement EN4 – Biodiversity and Geodiversity


Key Statement DMI2 – Transport Considerations

Key Statement H3 – Affordable Housing

Policy DMB4 – Open Space Provision


Policy DMB5 – Footpaths and Bridleways


Policy DME1 – Protecting Trees and Woodland


Policy DME2 – landscape and Townscape Protection


Policy DME3 – Site and Species Protection and Conservation


Policy DME6 – Water Management


Policy DMG1 – General Considerations


Policy DMG2 – Strategic Considerations


Policy DMG3 – Transport and Mobility


Policy DMH1 – Affordable Housing Criteria


Policy DMH3 – Dwellings in the Open Countryside


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 outside but directly adjacent the Defined Settlement Boundary for Barrow.  A fundamental component of Key Statement DS1 is to guide the majority of new housing development towards the principal settlements within the Borough and in addition to these locations development will be focused towards the Tier 1 settlements, one of which being Barrow.

5.1.2
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

5.1.3
The latest five year supply calculation is published in the Housing Land Availability Schedule November 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 September 2018 the Council can demonstrate a 5 year supply of housing land.  As such the housing policies contained within the Core Strategy can be considered as up-to-date for the purposes of determining applications.
5.1.4
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). 
5.1.5
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 reduction in housing numbers on individual development sites.  The Authorities internal monitoring of residual requirements for both the Principal and Tier 1 settlements as of September 2018 confirms that the residual requirement for Barrow, at the time of writing this report, remains unmet by 43 units.
5.1.6
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 criterion contained within the policy. 
5.1.7
Providing affordable homes and housing for older people are priorities within the Council’s Housing Strategy, with the Strategic Housing Market Assessment (SHMA) also supporting the need for bungalows in the Borough.  However, it is envisaged that the borough wide shortfall in affordable homes and 55 years plus accommodation will be expressly addressed through the housing policies in the Core Strategy particularly in terms of locational aspirations for such development.  
5.1.8
Turning to locational matters, the proposal site lies outside the settlement boundary in an area currently defined as open countryside.  Policy DMG2 (Strategic Considerations) states that ‘outside of the defined settlement areas development must meet at least one of the following considerations:

1. The development should be essential to the local economy or social well-being of the area

2. The development is needed for the purposes of forestry or agriculture

3. The development is for local needs housing which meets and identified needs and is secured as such

4. The development is for small scale tourism or recreational developments appropriate to a rural area

5. The development is for small-scale uses appropriate to a rural area where a local need or benefit ca be demonstrated

6. The development is compatible with the enterprise zone designation. 


In taking account of the above criterion it is clear that residential development in this location would only be acceptable in principle if it sought solely to meet an ‘identified local need’.   
5.1.9
Whilst it is accepted that an element of the proposal seeks to meet identified affordable need within the Borough (6x two bed apartments of mixed tenure and two affordable older-persons bungalows), the remainder of the proposal is for open market sale, albeit with an occupancy restriction limiting occupation to those over 55 years of age.  As such, the open market bungalows, regardless of restricted occupancy, could be considered as being in direct conflict with Policy DMG2, however such specialist housing has been identified as a ‘need’ within the borough, albeit not expressly meeting the definition of ‘Local Needs Housing’ as defined within the Core Strategy.
5.1.10
In respect of this matter the latest formal published housing monitoring position (September 2018) the Local Authority can demonstrate a 5 year supply of housing.  However members will note that this position has been subject to significant fluctuation over the past twelve months with the authority having also found itself in the position whereby a 5 year supply could not be demonstrated.
5.1.11
oversupply in isolation has been considered, in some extreme cases, to be harmful.  However members will note that it is difficult to demonstrate harm from ‘oversupply’ of housing in the absence of any evidence that existing infrastructure services and facilities could not adequately accommodate the level of growth proposed.  
5.1.12
In respect of harm to the Development Strategy for the Borough, it is not considered possible to demonstrate any quantifiable or measurable harm, particularly given the Development Strategy for the Borough seeks to guide the majority of all new housing development towards the Principal Settlements and Tier 1 settlements (of which barrow is one).  
5.1.13
It is considered that the application is compliant with the main aims, objectives and thrust of the overarching Development Strategy (Key Statement DS) for the Borough in that it seeks to guide housing towards the more sustainable settlements within the Borough, albeit it is accepted that the current proposal is not located within the existing defined settlement boundary.

5.1.14
Taking account of the above matters it is clear that the outstanding residual housing need for Barrow remains unmet and it is also clear that the five year housing supply position is likely to be marginal at best.  Members will note that both residual housing numbers and the matter of 5 year supply are not intended to be ceilings or an upper limit not to be exceeded, they represent only targets which must be met and maintained to ensure continued sustainable growth patterns within the borough.  

5.1.15
It is considered that the boosting and reinforcement of housing supply, through the granting of additional housing consents, of an appropriate type and in an appropriate location plays a fundamental contributory role in maintaining a 5 years supply of housing in the Borough and will only continue to do so.
5.1.16
Taking into account the current supply position, the proposals proximity to a Tier 1 settlement, the unmet residual housing requirement for Barrow and that the proposal brings forward specialist open-market over 55’s housing (for which there is an identified demand/need in the borough) and also brings forward affordable housing I can only consider that the benefits of granting consent significantly outweigh any harm that would likely be brought forward by the proposal.  
5.1.17
As such and notwithstanding conflicts with selected policies within the Core Strategy, I consider that the principle of the development is acceptable given the likely long–term benefits of boosting housing supply and the delivery of specialist and affordable housing.
5.2
Impact upon Residential Amenity:
5.2.1
As the application is made in outline with matters of layout and appearance being reserved for consideration at a later date no definitive assessment can be made in respect of the potential impacts upon residential amenity resultant from the proposal.  Notwithstanding this matter the Local Planning Authority consider it is appropriate to give due consideration to potential conflicts or issues that may arise as a result of the indicative layout proposed.
5.2.2
The proposal site is bounded to the west by a recently constructed housing development with the proposal having a direct interface with an existing cul-de-sac, Sheepfold Crescent.  The location of the proposed vehicular access is off a small portion of road that currently accommodates a terrace of three bungalows which will directly front the access, with another bungalow to the south being orientated 90 degrees to the access point.
5.2.3
In relation to the orientation and layout of the proposed dwellings, those that are located adjacent the site to the west for the most part adopt a layout that acts as a continuation of existing building lines, with the proposed bungalows being orientated parallel to their neighbouring counterparts.  As such it is unlikely that such an arrangement is likely to be of detriment to existing or future residential amenity.

5.2.4
The indicative orientation and siting of Plot 06 results in a side to rear elevation relationship with numbers 23 and 25 Sheepfold Crescent resulting in an  indicative offset distance of 17m measured from the principal rear elevation of the existing dwelling (at its closest point) to a garage located on the west elevation of Plot 06.  This distance is in excess of what the authority would normally seek to achieve in such situations and consider the distance proposed to be adequate to protect the residential amenities of both existing and future occupiers.
5.2.5
It is proposed that the northern extents of the site will accommodate a block of 9 x 2 bedroom apartments, no details have been provided in respect of the anticipated scale or height of the aforementioned apartments other than reference to it being potentially three-storey in height within the submitted Planning Policy Statement.  Notwithstanding this matter the indicative layout proposes an offset distance of approximately 25 from existing apartments located to the west.  Provided the scale of the proposed apartment block is commensurate with the scale of its neighbouring counterpart and primary habitable windows were orientated to take account of potential direct overlooking, it is not considered that the proposal would be of significant detriment to existing or future residential amenity.
5.2.6
Some concerns exist in respect of the illustrative floorplans that have been submitted insofar that a number of the internal configurations may not meet the floorspace requirements of the specifications and requirements of category 2 housing (as defined in M4(2) of Approved Document M (volume 1 2015) of The Building regulations) as normally required by the authority.  However given consent for such matters are not sought at this stage, there is no obligation upon the applicant to address such concerns as part of the current application.  However, there will be a requirement for such standards to be met enshrined within the S106 agreement,
5.3
Highway Safety and Accessibility:
5.3.1
The Highways Development Control section have raised no objection to the proposal subject to the imposition of conditions and have stated that the applicant will be requested to provide a financial contribution in the region of £24,000 to promote and support the recently introduced bus service on Holme Road.

5.3.2
The Highways Officer has further stated that there is an option to link the site to the path around the pond to the north of the, this would improve pedestrian accessibility to the PFS / convenience store and bus service and should therefore be explored.  Subject to the aforementioned matters  being addressed the Highways Section have raised no objection to the proposal subject to the imposition of conditions relating to the erection of a fence/wall adjacent the A589 embankment, construction management and other highways related matters.
5.4
Landscape/Ecology:
5.4.1
The applicant has submitted a Phase 1 Habitat Survey in support of the application.  The report finds that the site is largely composed of single semi-improved poor grassland that shows signs of having been poorly managed, this is evidenced through a build-up of thatch and some developing rankness.  
5.4.2
The report concludes that the development will only directly affect semi-improved grassland, tall ruderal herb, a single hedgerow and a small number of self-seeded sapling trees.  It is considered that the proposal contains sufficient landscape margins to accommodate adequate mitigation and enhancement which could be secured are the relevant detailed reserved matters stage.

5.4.3
The report further notes that any hedgerow removal must be undertaken outside of the breeding season do avoid any direct impact upon nesting birds and that any loss of habitat could be compensated for by the provision of new tree/shrub planting of an appropriate species.  The report has further identified that and Ash tree on site (T3) may have bat roosting potential and that further surveys may be required should any works proposed at the detailed reserved matters stages directly affect the tree.
5.5
Affordable Housing Provision:

5.5.1
Matters relating to affordable housing and tenure are currently under negotiation.  However the applicant has provided a commitment to provide 30% on site affordable housing provision as required by Key Statement H3 of the core strategy.  At this stage it is proposed that the affordable provision shall consist of six affordable 2-bedroom apartments and two affordable bungalows that will be for occupation solely by those aged 55 or over.
5.6
Flood Risk and Drainage:
5.6.1
The LLFA have stated they have no objection subject to the imposition of conditions relating to surface water drainage.
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 bring forward older persons housing of a type for which there is a clear identified need in the borough.  It is further considered that the proposed development will bring forward an element of local needs affordable housing adjacent a Tier 1 settlement within which the residual housing need target is yet to be met.

6.2
It is further considered that the granting of approval will result in boosting and reinforcing of housing supply in the borough in a location which matches the locational aspirations as to where future development is to be accommodated, or guided towards, as embodied within Key Statement DS1 of the adopted core strategy.

6.3
For the reasons outlined above the proposed development is considered to be in accordance with the aims and objectives of the adopted development plan and do not consider that there are any significant material 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 following the satisfactory completion of a Legal Agreement, within 3 months from the date of this Committee meeting or delegated to the Director of Community Services in conjunction with the Chairperson and Vice Chairperson of Planning and Development Committee should exceptional circumstances exist beyond the period of 3 months and subject to the following conditions:
Timings and Commencement

1.
Application(s) for approval of all outstanding reserved matters must be made to the Local Planning Authority not later than the expiration of eighteen months beginning with the date of this permission and the development must be begun not later than whichever is the later of the following dates.

(a)  
The expiration of eighteen months from the date of this permission; or

(b)  
The expiration of 18 months from the final approval of the reserved matters or, in the case of approval on different dates, the final approval of the last such matter to be approved.


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.
The details in respect of the submission of any reserved matters shall be in substantial  accordance with the design principles and parameters as set out in/conveyed within the following approved documentation/details:

· Design & Access Statement

· Location Plan: MIDD01/Dwg 00
· Proposed Site Plan: MIDD/01 Dwg 02
· House Plans & Elevations: MIDD/01 Dwg 03

REASON: To clarify the agreed principles integral to the nature of the consent hereby approved. 
3.
No more than 26 dwellings shall be developed within the application site edged red on the submitted Existing Site Plan (MIDD/01 Dwg 01).


REASON: For the avoidance of doubt and to clarify the scope of the consent hereby approved
4.
Applications for the approval of reserved matters shall be accompanied by full details of existing and proposed ground levels and proposed building finished floor levels (all relative to ground levels adjoining the site) including the levels of the proposed roads.


For the avoidance of doubt the submitted information shall include existing and proposed sections through the site including details of the height, scale and location of proposed housing in relation to adjacent existing development/built form (where applicable).  The development shall be carried out in strict accordance with the approved details.


REASON:  To ensure the proposed development responds positively to characteristics of the area and to ensure the Local planning Authority can make an accurate assessment of potential impacts upon existing nearby residential amenity as a result of the development.
6.
Applications for the approval of reserved matters shall be accompanied by elevational and locational details including the height and appearance of all boundary treatments, fencing, walling, retaining wall structures and gates to be erected within the development.


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 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 or conservation concern.
7.
The drainage for the development hereby approved, shall be carried out in accordance with principles set out in the submitted Flood Risk Assessment (Ref No. QFRA558, Dated 23/01/2017) which was prepared by UK Flood Risk Consultants. No surface water will be permitted to drain directly or indirectly into the public sewer. Any variation to the discharge of foul shall be agreed in writing by the Local Planning Authority prior to the commencement of the development.  The development shall be completed in accordance with the approved details.

REASON: To ensure a satisfactory form of development and to prevent an undue increase in surface water run-off and to reduce the risk of flooding.

8.
Reserved Matters to include surface water drainage scheme to be agreed - As part of any reserved matters application and prior to the commencement of any development, the following details shall be submitted to, and approved in writing by, the local planning authority, in consultation with the Lead Local Flood Authority:
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 https://www.gov.uk/guidance/flood-risk-assessments-climate-change-allowances), discharge rates and volumes, temporary storage facilities, means of access for maintenance and easements where applicable, 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 scheme should demonstrate that the surface water run-off will not exceed the existing pre-development runoff rate for the corresponding return period. The scheme shall subsequently be implemented in accordance with the approved details before the development is completed.

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

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

E. Details of water quality controls, where applicable.

F. Details of an appropriate management and maintenance plan for the lifetime of the sustainable drainage system.


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, to ensure that water quality is not detrimentally impacted by the development proposal and to reduce the flood risk to the development as a result of inadequate maintenance.

9.
There shall be no direct pedestrian or vehicular access between the site and the Whalley Clitheroe Bypass ( A59).  Details of a suitable boundary treatment/wall of a height, location, extents and appearance, to be agreed by the Local Planning Authority, shall be erected prior to the commencement of development on site.  The agreed details shall be retained in perpetuity unless otherwise agreed in writing by the Local Planning Authority.

REASON: To limit the number of pedestrian access points to the highway network as an aid to road safety.

10.
The new estate road/access between the site and Sheepfold Crescent 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.
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.  The development shall be carried out in strict accordance with the approved details.

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.
12.
No part of the development hereby approved shall be occupied until the approved scheme referred to in Condition 09 has been constructed and completed in accordance with the approved details. 


REASON: In order that the traffic generated by the development does not exacerbate unsatisfactory highway conditions in advance of the completion of the highway scheme/works.
13.
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 and kept free of debris resultant from the construction works associated with the proposal as required during the full construction period. 


REASON: To prevent stones and mud being carried onto the public highway and to ensure the continued safe operation of the highway network.
14.
All garage facilities and at least 1 of the communal parking spaces for the apartments shall have facility of an electrical supply suitable for charging an electric motor vehicle, details of which shall be submitted at reserved matter stage.


REASON: In order that the development promotes sustainable modes of transport.
15.
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 Construction Method Statement for the relevant phase has been submitted to and approved in writing by the local planning authority.  For the avoidance of doubt the submitted statement shall provide details of:

A. The location of parking of vehicles of site operatives and visitors
B. The location for the loading and unloading of plant and materials
C. The location of storage of plant and materials used in constructing the development
D. The locations of security hoarding 
E. The highway routes of plant and material deliveries to and from the site.
F. Days and hours of operation for all construction works.
G. Contact details of the site manager

The approved statement shall be adhered to throughout the construction period of the development.


REASON: In the interests of protecting residential amenity from noise and disturbance and to ensure the safe operation of the Highway during the construction phase of the development.

INFORMATIVES:
· Response does not grant permission to connect to the ordinary watercourse - For the avoidance of any doubt, this response does not grant the applicant permission to connect to the ordinary watercourse(s) and, once planning permission has been obtained, it does not mean that land drainage consent will be given. The applicant should obtain Land Drainage Consent from Lancashire County Council before starting any works on site. Information on the application process and relevant forms can be found here:

 http://new.lancashire.gov.uk/roads-parking-and-travel/roads/flooding/alterations-to-a-watercourse.aspx
BACKGROUND PAPERS

https://www.ribblevalley.gov.uk/site/scripts/planx_details.php?appNumber=3%2F2018%2F0910
