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	Date Inspected:
	N/A
	Site Notice:
	N/A
	

	Officer:
	MC
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Variation of condition 17 (SW drainage) on permission 3/2021/1262 for the erection of 4 no. commercial units (Use Class E) to allow the verification report to be provided after the commencement of works.

	Site Address/Location:
	Land at the north of the Chapel Hill site, Longridge

		

	CONSULTATIONS: 
	Parish/Town Council

	Longridge Town Council:
	No response received

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	Lead Local Flood Authority (LLFA):
	The Lead Local Flood Authority has no objection to the variation of condition 17 of planning permission 3/2021/1262

	United Utilities:
	United Utilities note that when considering their drainage proposal, the applicant should investigate the existence of any pipelines and/or apparatus that might impact their detailed design. Contact details have been provided for the applicant to contact United Utilities.

	Lancashire Fire & Rescue Service:
	Comments made in relation to the scheme needing to fully comply with Building Regulations.

	

	CONSULTATIONS: 
	Additional Representations.

	None.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1 – Development Strategy
Key Statement DS2 – Sustainable Development
Key Statement DMI2 – Transport Considerations
Key Statement EC1 – Business and Employment Development
Key Statement EN4 – Biodiversity and Geodiversity

Policy DMB1 -Supporting Business Growth and the Local Economy
Policy DMG1 – General Considerations
Policy DMG2 – Strategic Considerations
Policy DMG3 – Transport & Mobility
Policy DME1 – Protecting Trees & Woodland
Policy DME2 – Landscape & Townscape Protection

National Planning Policy Framework (NPPF)
Longridge Neighbourhood Plan


	Relevant Planning History:

3/2021/1262
Full application for the erection of 4no. commercial units (Use Class E).
Approved with Conditions

3/2024/0389
Approval of details reserved by conditions 8 (tree and hedgerow protection), 9 (construction traffic management plan), 14 (surface water drainage strategy), 15 (construction SW management plan), 16 (SW drainage operation and maintenance manual), 17 (SW verification report) and 20 (Phase 2 land contamination report) of planning permission 3/2021/1262.

Conditions 8, 9, 14, 15, 16 and 20 partially discharged
Condition 17 neither fully or partially discharged


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to an area of brownfield land within the defined settlement of Longridge.  The site is within a small commercial enclave bounded to the east and north by a number of residential dwellings fronting both Little Lane and Chapel Hill.  The site is bounded to the west by the playing fields associated with Longridge High School with a number of commercial units and a household waste recycling centre being located to the south.  Access to the site is provided directly off Chapel Hill and directly off the highway serving the existing commercial units in the area.


	Proposed Development for which consent is sought:

Planning consent was granted as part of application 3/2021/1262 for the erection of 4 no. commercial units (Class E use).

Supporting information provided under the current application states that the current wording of Condition 17 is contradictory, requiring the approval of a verification report demonstrating that the surface water drainage system has been constructed in accordance with approved plan, but has been requested pre-commencement of any development. The wording of the condition does not currently allow for the SuDS works to be implemented as the applicant would be in breach of the condition if works commence.


	Principle of Development:

The application is made under Section 73 of the Town and Country Planning Act 1990 which seeks to vary condition 17 (surface water drainage) of planning permission granted under application reference 3/2021/1262. As such the principle of development (that being the variation of a condition) is accepted subject to further detailed assessment on the remaining material considerations.


	Surface Water Drainage:
The original wording of Condition 17 is as follows:

“No development shall be commenced until a site-specific verification report, pertaining to the surface water sustainable drainage system, and prepared by a suitably competent person, has been submitted to and approved in writing by the Local Planning Authority.

The verification report must, as a minimum, demonstrate that the surface water sustainable drainage system has been constructed in accordance with the approved drawing(s) (or detail any minor variations) and is fit for purpose. The report shall contain information and evidence, including photographs, of details and locations (including national grid references) of critical drainage infrastructure (including inlets, outlets, and control structures) and full as-built drawings. The scheme shall thereafter be maintained in perpetuity.

Reason:  To ensure that surface water flood risks from development to the future users of the land and neighbouring land are minimised, together with those risks to controlled waters, property, and ecological systems, and to ensure that the development as constructed is compliant with the requirements of Paragraphs 167 and 169 of the National Planning Policy Framework.”

The applicant has suggested the following amended wording:

“Prior to the first occupation of the premises, a site-specific verification report, pertaining to the surface water sustainable drainage system, and prepared by a suitably competent person, shall be submitted to and approved in writing by the Local Planning Authority. The verification report must, as a minimum, demonstrate that the surface water sustainable drainage system has been constructed in accordance with the approved drawing(s) (or detail any minor variations) and is fit for purpose. The report shall contain information and evidence, including photographs, of details and locations (including national grid references) of critical drainage infrastructure (including inlets, outlets, and control structures) and full as-built drawings. The scheme shall thereafter be maintained in perpetuity.”

The LPA have consulted the LLFA on this Section 73 application and no objections have been raised. 

The amended wording would allow for works to commence and the drainage system be constructed. The applicant would then not be in breach of the condition and could submit the verification report for formal discharge accordingly. 

United Utilities have also provided comments on the application and note that when considering their drainage proposal, the applicant should investigate the existence of any pipelines and/or apparatus that might impact their detailed design. They have provided contact details and some supporting information for the applicant to consider.

As such, taking into account the comments raised by the consultees, the suggested amendment to the wording of Condition 17, in line with the recommendation made by the LLFA is considered to be acceptable. 

For clarity, a separate discharge of conditions application has been decided (application reference 3/2024/0389) which included details to discharge Conditions 14, 15 and 16 (technical details for the intended phasing of the site’s surface water drainage arrangements, details of a construction surface water management plan and details of the operation and Maintenance Manual for the Surface Water Drainage System). These have all been partially discharged and the conditions will be updated accordingly.


	Other matters:

For clarity, all conditions have been updated to reflect the status of conditions that have been partially discharged and to reflect the paragraph number changes in the updated National Planning Policy Framework.


	Observations/Consideration of Matters Raised/Conclusion:

The proposed variation to original planning consent 3/2021/1262 is considered acceptable on the basis that the amendment to allow the Verification Report of Constructed Sustainable Drainage System to be submitted for approval prior to the first use/commencement of the use of the development rather than prior to the commencement of the development would not impact on surface water drainage arrangements.  

Furthermore, there are no material changes since the previous consent as such the principle of development along with other matters such as impact on residential amenity and visual amenity remains acceptable subject to conditions. 

With regards to Biodiversity Net-Gain, the development is exempt from having to achieve the mandatory Biodiversity Net Gain requirement as it is a S73 variation of a previous permission granted before April 2024.

It is for the above reasons and having regard to all material considerations and matters raised that the application is recommended for approval.


	RECOMMENDATION:
	That the variation to Condition 17 be approved. 
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