Agreed Draft Conditions for Land off Longsight Road Langho

1. An application(s) for approval of all the Reserved Matters, namely appearance, layout, scale and landscaping, of the site shall be made to the Local Planning Authority not later than the expiration of three years beginning with the date of this permission and the development shall be begun not later than whichever is the later of the following dates:

a. The expiration of three years from the date of this permission; or
b. The expiration of two years from the final approval of the reserved matter 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 in accordance with the provisions of Section 51 of the Planning and Compulsory Act, 2004.

2. Application(s) for approval of the Reserved Matters relating to scale and layout shall be accompanied by full details of existing and proposed ground levels and proposed building finished floor levels (all relative to the ground levels adjoining the site) including the levels of the proposed roads.

Reason: To ensure a satisfactory form of development.

3. Prior to the commencement of development, a plan indicating the phasing of the proposed development shall be submitted to and approved in writing by the Local Planning Authority.  The phasing plan shall include the development phases and completion sequence, estate streets for each phase, details of the number of units, housing mix, affordable units, older persons housing, the new pedestrian/cycle access onto Whitehalgh Lane and delivery of public open space and the railway station car park. The development thereafter shall be carried out in complete accordance with the approved phasing plan.

Reason: To ensure that the phasing and completion of each phase of the development are completed in an appropriate manner and to a degree that enables the residents and users of the site to be able to access a fully functioning development.

4. Unless explicitly required by a condition within this permission, the development hereby permitted shall be carried out in complete accordance with the following plans: 
 
Location Plan Drawing No. 333101612 0100
Parameter Plan – Land Use and Heights Drawing No. 333101612 0102 Date 28/02/2025 
Parameter Plan – Movement and Access Drawing No. 333101612 0103 Date 24/04/2026
General Arrangement Access Plan Drawing No. 4094 100-P-001
Engineering Layout Access Plan Drawing No. 4094 100-P-002

Reason:  For the avoidance of doubt as the proposal was the subject of agreed design improvements and/or amendments and to clarify which plans are relevant to the consent hereby approved.

5. As part of any reserved matters application where layout is applied for, public open space shall be provided on site in the general location shown on the approved Drawing No. 333101612 0102.

Reason: To ensure a satisfactory form of development in accordance with the requirements of Policy DMB4 of the Ribble Valley Core Strategy. 

6.  No less than 43 spaces (including 5 accessible spaces) shall be provided on the site in the general location shown on the Approved Parameters Plan (Drawing No. 333101612 0102 Date 28/02/2025) for the development of a railway station car park. No more than 75% (seventy five percent) of the total dwellings permitted shall be occupied until the railway station car park has been completed and is operational.

Reason: To ensure a satisfactory form of development.

Highways
7. Details of the proposed arrangements for the future management and maintenance of the estate road within the development shall be submitted to and approved in writing by the Local Planning Authority. The streets shall thereafter be maintained in accordance with the approved management and maintenance details.

Reason: To ensure that the infrastructure is effectively maintained for future residents. 

8. Prior to the commencement of development full engineering, drainage, street lighting and constructional details of the internal estate roads shall have been submitted to and approved in writing by the Local Planning Authority. The development shall, thereafter, be constructed in accordance with the approved details.

Reason: To ensure that the infrastructure is constructed to a suitable and adoptable standard.

9. Details of the pedestrian/cycle link onto Whitehalgh Lane and pedestrian link to Whalley Road via FP03-06006a shall be submitted to and approved in writing by the Local Planning Authority prior to commencement of development. The scheme shall include provision for the design of access and surfacing, widths, gradients, landscaping and structures. The approved scheme shall be implemented prior to first occupation of any dwelling hereby permitted.
Reason: In the interests of the amenity and safety of the public in providing connectivity to the highway network within an agreed timeframe via a welcoming and attractive walking route. 

10. The Framework Travel Plan Ref. 4094 by Hydrock Fore dated 6th March 2025 shall be implemented in strict accordance with the actions and timetable contained within the Travel Plan Actions and Measures at Section 5. 

Reason: To ensure that the development provides sustainable transport options.

11. No dwelling shall be occupied until the carriageway and any footpath or footway from it which it gains access is constructed to base course level and connected to the existing highway network with any street lighting installed and in operation. The penultimate dwelling of any approved phase shall not be occupied until the access routes serving the development have been completed to wearing course level.

Reason: To ensure that the necessary infrastructure is completed in a timely manner to allow accessibility.  

12. Prior to the commencement of development, a scheme for the site access and off-site highway works shall be submitted to and approved in writing by the Local Planning Authority.  The works shall include the following and be implemented prior to the first occupation of any dwelling.
 
1. New site access on A59 and associated works shown on drawing Hydrock 4094/100/P001 and 4094/100/P002 including new footway/cycleways on the A59, new signalised toucan crossing, reduction in speed limit to 40mph with enhanced gateway features and associated signing/lining. 
1. New pedestrian/cycle link on Whitehalgh Lane with reduction of speed limit to 30mph with associated lighting and traffic calming measures. 
1. Upgrade of zebra crossing and central pedestrian island on Whalley Road near Olive Bank and the primary school.
1. The upgrade/provision of 4 bus stops (2 x Whalley Road A666 and 2 x Longsight Road A59) to support all users to travel to/from site sustainably.

Reason: To mitigate the impact of the development traffic on the highway network and ensure that the infrastructure is to suitable standards.


	Amenity

13. (a) The residential development hereby permitted shall be designed so that noise levels at each dwelling do not exceed the following levels as assessed in accordance with British Standard 8233 (2014) and WHO guidelines (or any subsequent replacement national standards / guidance): 
LAeq 55 dB 16 hours - gardens and outside living areas, daytime (07.00-23.00) 
LAeq 35 dB 16 hours - indoors, daytime (07.00-23.00) 
LAeq 30 dB 8 hours - indoors, night-time (23.00-07.00) 
LAFmax 45 dB 8 hours - indoors night-time (23.00-07.00) 
LAFmax 45 dB 4 hours - indoors evening (19.00-23.00)
*The evening standard LAFmax will only apply where the evening LAFmax significantly exceeds the LAeq and the maximum levels reached are regular in occurrence, for example several times per hour. 

(b) Where noise mitigation measures are required to ensure compliance with the noise levels specified above e.g. acoustic glazing, noise barrier fencing and ventilation, such mitigation details shall be submitted in each reserved matters application(s) relating to layout or appearance, demonstrating how they would mitigate noise to the approved levels together with a timetable for implementation. The approved noise mitigation measures shall be implemented in accordance with the approved timescale and shall thereafter be maintained and retained. 

Reason: To ensure there is no adverse effect on the health and quality of life of future occupiers of the proposed dwellings and to avoid an unacceptable impact on residential amenity by virtue of noise.

14. The development shall be carried out in strict accordance with measures set out in Section 7 (Mitigation) and Section 8 (Achieving Compliance with the PM2.5 Targets) of the Air Quality Assessment by Logika dated 25th February 2025.
Reason: To ensure the development would minimise impacts on air quality. 

Drainage 

15. No development shall commence in each approved phase until a detailed, final surface water sustainable drainage strategy for that phase been submitted to, and approved in writing by, the Local Planning Authority. 
The detailed surface water sustainable drainage strategy shall be based upon the site specific flood risk assessment (26th February 2025 / 49343-ECE-XX-XX-RP-C-0001_Issue 3 / Eastwood) and indicative surface water sustainable drainage strategy (26th February 2025 / 49343-ECE-XX-XX-RP-C-0002_Issue 3 / Eastwood) submitted and sustainable drainage principles and requirements set out in the National Planning Policy Framework, Planning Practice Guidance and Defra Technical Standards for Sustainable Drainage Systems.  No surface water shall be allowed to discharge to the public foul sewer(s), directly or indirectly.  
The details of the drainage strategy to be submitted for approval shall include, as a minimum; 
a) Sustainable drainage calculations for peak flow control and volume control for the: 
i 100% (1 in 1-year) annual exceedance probability event; 
ii 3.3% (1 in 30-year) annual exceedance probability event + 40% climate change allowance, with an allowance for urban creep; 
iii 1% (1 in 100-year) annual exceedance probability event + 50% climate change allowance, with an allowance for urban creep 

Calculations shall be provided for the whole site, including all existing and proposed surface water drainage systems. 
 
b) Final sustainable drainage plans appropriately labelled to include, as a minimum: 
i Site plan showing all permeable and impermeable areas that contribute to the drainage network either directly or indirectly, including surface water flows from outside the curtilage as necessary; 
ii Sustainable drainage system layout showing all pipe and structure references, dimensions and design levels; to include all existing and proposed surface water drainage systems up to and including the final outfall; 
iii Details of all sustainable drainage components, including landscape drawings showing topography and slope gradient as appropriate; 
iv Drainage plan showing flood water exceedance routes in accordance with Defra Technical Standards for Sustainable Drainage Systems;
v Finished Floor Levels (FFL) in AOD with adjacent ground levels for all sides of each building and connecting cover levels to confirm minimum 150 mm+ difference for FFL;
vi Details of proposals to collect and mitigate surface water runoff from the development boundary; 
vii Measures taken to manage the quality of the surface water runoff to prevent pollution, protect groundwater and surface waters, and deliver suitably clean water to sustainable drainage components; 
c) Evidence of an assessment of the site conditions to include site investigation and test results to confirm infiltration rates and groundwater levels in accordance with BRE 365.
d) Evidence of an assessment of the existing on-site watercourse to be used, to confirm that these systems are in sufficient condition and have sufficient capacity to accept surface water runoff generated from the development.
e) Evidence that a free-flowing outfall can be achieved. If this is not possible, evidence of a surcharged outfall applied to the sustainable drainage calculations will be required. 
The sustainable drainage strategy shall be implemented in accordance with the approved details.
Reason: To ensure satisfactory sustainable drainage facilities are provided to serve the site in accordance with Paragraphs 181 and 182 of the National Planning Policy Framework, Planning Practice Guidance and Defra Technical Standards for Sustainable Drainage Systems. 
 
16. The occupation of any dwelling within each approved phase of development shall not be permitted until a site-specific verification report, pertaining to the surface water sustainable drainage system for the relevant phase, and prepared by a suitably competent person, has been submitted to and approved in writing by the Local Planning Authority.  
The verification report shall, 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 181 and 182 of the National Planning Policy Framework. 

17. The occupation of any dwelling within an approved phase of development shall not be permitted until a site-specific Operation and Maintenance Manual for the lifetime of the development, pertaining to the surface water drainage system of that phase and prepared by a suitably competent person, has been submitted to and approved in writing by the Local Planning Authority.  

The details of the manual to be submitted for approval shall include: 
a) A timetable for its implementation; 
b) Details of the maintenance, operational and access requirement for all Sustainable urban Drainage Systems components and connecting drainage structures, including all watercourses and their ownership; 
c) Pro-forma to allow the recording of each inspection and maintenance activity, as well as allowing any faults to be recorded and actions taken to rectify issues; 
d) The arrangements for adoption by any public body or statutory undertaker, or any other arrangements to secure the operation of the sustainable drainage scheme in perpetuity; 
e) Details of financial management including arrangements for the replacement of major components at the end of the manufacturer's recommended design life; 
f) Details of whom to contact if pollution is seen in the system or if it is not working correctly; and 
g) Means of access for maintenance and easements. 

Thereafter the drainage system shall be retained, managed, and maintained in accordance with the approved details. 
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 sustainable drainage system is subsequently maintained pursuant to the requirements of Paragraph 182 of the National Planning Policy Framework. 

18. No approved phase of development shall commence until a Construction Surface Water Management Plan for that phase, detailing how surface water and stormwater will be managed on the site during construction, including demolition and site clearance operations, has been submitted to and approved in writing by the Local Planning Authority.  
The details of the plan to be submitted for approval shall include method statements, scaled and dimensioned plans and drawings detailing surface water management proposals and shall include for each phase:
a) Measures taken to ensure surface water flows are retained on-site during the construction phase(s), including temporary drainage systems, and, if surface water flows are to be discharged, they are done so at a restricted rate that shall not exceed the equivalent greenfield runoff rate from the site. 
b) Measures taken to prevent siltation and pollutants from the site entering any receiving groundwater and/or surface waters, including watercourses, with reference to published guidance. 
The development shall be implemented and thereafter managed and maintained in accordance with the approved plan for the duration of construction. 
Reason: To ensure the development is served by satisfactory arrangements for the disposal of surface water during each construction phase(s) so it does not pose an undue surface water flood risk on-site or elsewhere during any construction phase in accordance with Paragraph 181 of the National Planning Policy Framework. 

Biodiversity 

19. During the construction period, all trees to be retained within the site shall be protected in strict accordance with British Standard BS 5837:2012 or any subsequent amendment to the British Standard.

Furthermore, root protection measures shall be set up along the western boundary of the adjacent woodland to the northeast of the site.  The exclusion zones shall remain in place throughout the demolition and construction phases and fully accord with the methodology set out in BS 5837:2012 during all site preparation/construction works.

No materials, soil, spoil or other substance shall be stored with the protective areas at any time and no changes in land levels shall occur within these areas.  Any no dig, hand digging and protective membranes shall only occur within the protective areas with the prior written approval of the Local Planning Authority.

Reason: To protect trees/hedging of landscape and visual amenity value on and adjacent to the site or those likely to be affected by the proposed development hereby approved

20. Notwithstanding the submitted details, and prior to the installation of external lighting, a "lighting design strategy for biodiversity" in accordance with ILP Guidance Note for the reduction of obtrusive light 2021 (or later versions) and  ILP Publications Guidance Note 08/23 Bats and Artificial Lighting at Night" shall be submitted to and approved in writing by the Local Planning Authority for all proposed lighting within the development hereby permitted. The strategy shall be based upon the site being within Zone E2 Rural with low district brightness:  
a. identify those areas /features on site that are particularly sensitive for bats and other nocturnal wildlife that are likely to cause disturbance in or around their breeding sites and resting places or along important routes used to access key areas of their territory, for example, for foraging; and  
b. show how and where external lighting will be installed (through the provision of appropriate lighting contour plans and technical specifications) so that it can be clearly demonstrated that areas to be lit will not cause further disturbance or prevent use of territory or restrict access to breeding sites and resting places. All external lighting shall be installed in accordance with the specifications and locations set out in the strategy, and these shall be maintained thereafter in accordance with the strategy.  
Under no circumstances shall any other external lighting be installed without prior written approval from the local planning authority.  
Reason: To protect biodiversity and minimise the potential pollution caused by glare and spillage in this rural location.

21. Prior to the commencement of development, a Plan by an appropriately experienced ecologist shall be submitted to and approved in writing by the Local Planning Authority of the location of biodiversity features (e.g. bat bricks, bird boxes) to be provided. The approved Plan shall show the number, location and specification of the features. All approved features shall be installed in the presence of an appropriately qualified ecologist prior to first occupation of the dwelling on which they are located and retained thereafter.
Reason: To ensure provision of biodiversity enhancement, in accordance with the provisions of the Wildlife and Countryside Act 1981.

22.  No development shall commence on site, including any vegetation clearance, earth moving or other enabling works, until such time as a Reasonable Avoidance Measures Strategy for amphibians (common toad) has been submitted to and approved in writing by the Local Planning Authority. The method statement shall include the following measures:

- Location of suitable protective fencing 
- Details of management of habitats and supervised (Ecological Clerk of Works) hand searching of features to be removed. 
The development shall be undertaken in accordance with the approved details.

Reason: To prevent possible harm to ecology if the development were commenced without the necessary mitigation measures which may be required, in accordance with the Natural Environment and Rural Communities Act.

23. A scheme for the eradication of the Himalayan balsam on the site shall be submitted to and approved in writing with the Local Planning Authority prior to any works commencing on site.  The development shall thereafter be carried out in strict accordance with the approved measures.

Reason: In order to ensure that the invasive species to dealt with in an appropriate manner.

24. The Biodiversity Net Gain Plan for the entire development shall be prepared in accordance with the principles outlined in the submitted Biodiversity Net Gain Strategy (Rev A, November 2025).  Any phase biodiversity gain plan shall be in accordance with the Overall Biodiversity Gain Plan submitted to and approved by the Local Planning Authority for the purposes of paragraph 13 of Schedule 7A of the Town and Country Planning Act.

Reason: To ensure that the biodiversity gain plan submitted for approval is in accordance with the biodiversity principles accepted as part of the planning application submission, and to ensure that any phased plans submitted for approval will achieve the biodiversity gain objective for the development.


25. Prior to the commencement of each approved development phase a re-survey of the site and adjoining land / ditches within a 30metre buffer of the site shall be undertaken (unless proven to be inaccessible) for the presence of badgers together with proposals for mitigation/compensation, if required, and a timetable for implementation shall be submitted to and approved in writing by the Local Planning Authority. Any approved mitigation measures shall then be implemented in accordance with the approved details and timetable. 

Reason: To prevent possible harm to ecology if the development were commenced without the necessary mitigation measures which may be required, in accordance with the Wildlife and Countryside Act 1981.

26. No approved phase of development shall commence until a Habitat Management and Monitoring Plan (the HMMP) prepared in accordance with the approved Biodiversity Gain Plan for that phase (as required by the ‘Statutory Biodiversity Condition’ – see further details below), has been submitted to, and approved in writing by, the Local Planning Authority. 

(a)This shall include details of:-

(i)  	a non-technical summary;
(ii)  	the roles and responsibilities of the people or organisation(s) delivering the HMMP;
(iii)  the planned habitat creation and enhancement works to create or improve habitat to achieve the biodiversity net gain in accordance with the approved Biodiversity Gain Plan; 
(iv)  	the management measures to maintain habitat in accordance with the approved Biodiversity Gain Plan for a period of 30 years from the completion of development; and
(v)  the monitoring methodology and frequency in respect of the created or enhanced habitat to be submitted to the local planning authority.

	(b) Notice in writing shall be given to the Local Planning Authority when the:

(i) HMMP has been implemented; and
(ii) 	 habitat creation and enhancement works as set out in the HMMP have been completed.

(c) 	There shall be no occupation of any dwellinghouse approved until:

(i) the habitat creation and enhancement works set out in the approved HMMP have been completed; and
(ii) a completion report, evidencing the completed habitat enhancements, has been submitted to, and approved in writing by the Local Planning Authority.

(d) The created and/or enhanced habitat specified in the approved HMMP shall be managed and maintained in accordance with the approved HMMP.
Reason: To ensure the development delivers a biodiversity net gain on site in accordance with Schedule 7A of the Town and Country Planning Act 1990.

27. Prior to the commencement of development, a Biodiversity Method Statement shall be submitted to and approved in writing by the Local Planning Authority. The statement shall be in accordance the principles of the mitigation measures set out in Table 8 of the Ecological Impact Assessment by FPCR Environment & Design dated November 2025.

The details shall include but not be limited to: 
(a) Specification and location; 
(b) Programme and timetable for implementation; 
(c) Persons responsible for implementing the works; 
(d) Details of initial aftercare and long-term maintenance; and
(e) Details of monitoring and remedial measures.

The development shall be carried out in accordance with the approved details, and all enhancement measures shall thereafter be retained as such in perpetuity.

No site, preparation, scrub/hedgerow clearance or tree works/removal shall be undertaken on the site during the bird breeding season (March - August inclusive) unless a pre-work nesting bird survey of the site has been undertaken by licenced ecologist.
Reason: To ensure appropriate mitigation of the development in the interests of biodiversity.

Ground Investigation

28. Prior to the commencement of development within the site or within an approved phase: -

a)	a site investigation report for the site (or approved phase) shall be submitted to and approved in writing by the Local Planning Authority (in line with the principles of the submitted Preliminary Geoenvironmental Investigation Report no. 5200/A1 by LITHOS dated February 2025) to identify the types, nature and extent of land contamination affecting the site (or phase) together with the risks to receptors and potential for migration within and beyond the site which has been carried out by an appropriately qualified geotechnical professional (in accordance with a methodology for investigations and assessments which shall comply with BS 10175:2001;

b)	in the event that the above report identifies the need for remediation, then a remediation strategy for the site (or approved phase) to include an implementation timetable, details of future monitoring and a verification methodology (which shall include a sampling and analysis programme to confirm the adequacy of land decontamination) shall be submitted to and approved in writing by the Local Planning Authority.  All approved remediation measures shall be carried out in accordance with the approved measures and timetable.

Prior to first occupation of any dwelling requiring remediation, a validation report providing results of the verification programme of post-remediation sampling shall be submitted to and approved in writing by the Local Planning Authority to confirm that the approved remediation measures have been carried out in accordance with the approved details.

Reason: In order to protect the health of the occupants of the new development.


29. Prior to commencement of development operations including ground investigation and vegetation removal a detailed strategy for the translocation of the lowland meadow should be submitted to and approved in writing by the Local Planning Authority. This strategy should follow the outline prescriptions provided in the Biodiversity Net Gain Strategy (Dated: November 2025), the strategy should also provide further detailing including: 

· The timing for the translocation exercise;
· The precise location of the receptor site;
· Details for the preparation and translocation of the area of lowland meadow;
· Details for the preparation of the receptor site.

Within 21 days of completing the translocation exercise, a report detailing compliance with the approved translocation exercise should be submitted to the Local Planning Authority. Thereafter, long-term management and remedial measures should be undertaken in accordance with the approved Habitat Management and Monitoring Plan (HMMP).
Reason: To mitigate the impact on protected habitat.   

Construction Management
30. No approved phase of development shall take place (including ground works and vegetation clearance) until a Construction Environmental Management Plan (CEMP: Biodiversity) has been submitted to and approved in writing by the Local Planning Authority for that phase. The CEMP(Biodiversity) shall include the following:

a) Risk assessment of potentially damaging construction activities.  
b) Identification of “biodiversity protection zones”.  
c) Practical measures (both physical measures and sensitive working practices)	 to avoid or reduce impacts during construction (may be provided as a set of method statements).
d) The location and timings of sensitive works to avoid harm to biodiversity features.
   	e) The times during which construction when specialist ecologists need to be 
present on site to oversee works.   
f) Responsible persons and lines of communication.   
g) The role and responsibilities on site of an ecological clerk of works (ECoW) or similarly competent person.   
h) Use of protective fences, exclusion barriers and warning signs if applicable.  
i)  Details of the means of protecting trees, hedgerows and the watercourse during the construction of development.

The approved CEMP shall be adhered to and implemented throughout the construction period strictly in accordance with the approved details, unless otherwise approved in writing by the Local Planning Authority.

Reason: To protect biodiversity and to provide adequate protection of the Ancient Woodland and watercourse(s).  

31. No approved phase of development shall take place until a Construction Management Plan (CMP) has been submitted to and approved in writing by the Local Planning Authority for that phase. The approved Plan shall be adhered to throughout the construction period. It shall provide for:
i)	The parking of vehicles of site operatives and visitors
ii)	The loading and unloading of plant and materials
iii)	The storage of plant and materials used in constructing the development
iv)	The erection and maintenance of security hoarding
v)	Arrangements during construction period to minimise the deposit of mud and other similar debris on the adjacent highways, i.e. wheel washing facilities
vi)	Measures to control the emission of dust and dirt during construction
vii)	Control of noise and vibration emanating from the site during the construction period 
viii)	External lighting of the site during the construction period
ix)	Scheme for recycling/disposing of waste resulting from demolition and construction works
x)	Details of working hours
xi)	Routing of delivery vehicles to/from site
The construction of the development shall be carried out in strict accordance with the approved CMP. 
Reason: To mitigate the impact of the construction traffic on the highway network, the surrounding rural area and residential amenity.
Not agreed

Development Controls

32. The total number of residential units to be provided on the site shall be up to 300.

Reason: To define the maximum no. of units approved by this planning permission.

Appellant position: Condition is not necessary as this is controlled through the description of development.

Council position: We acknowledge the development description and the Inspector’s initial views however the Council are still of the view that this condition is necessary to define the upper limit of development on the site.


33. The height of the dwellings proposed in any subsequent reserved matters application(s) shall not exceed those set out in the submitted Land Use & Heights Drawing No. 0102.

Reason: To ensure a satisfactory form of development.

Appellant position: Condition is not necessary as this detail is controlled by Condition 4 and the approved parameter plan.

Council position: This condition is necessary to define the acceptable upper limit of development on the site.



Ancient Woodland & Translocation

34. Any reserved matters application relating to layout (for any phase directly abutting the Ancient Woodland) shall include details of a strategy for the establishment and management of a 15m buffer zone surrounding the Ancient Woodland together with an ecological corridor within the site to provide connectivity to the Ancient Woodland should be submitted to and approved in writing by the Local Planning Authority. This strategy should provide details for the implementation of native species woodland or scrub within the buffer zone and corridor. The strategy should not permit informal recreational use or development in the buffer zone and no formal footpaths should be provided in the buffer zone. The development shall be carried out in accordance with the approved strategy.

Reason: To ensure that appropriate and effective connectivity of the Ancient Woodland is achieved.

Appellant position: The above is the Appellant’s suggested wording, with the text in brackets in the first sentence having been added. The Appellant fully supports the intent of the condition and controls on mitigating the Ancient Woodland, including the provision of an ecology corridor. However, from a practical delivery and commercial perspective the condition wording needs to account for any phased delivery of the scheme. For example, if land west of the central watercourse were to come forward as a first phase, it wouldn’t seem commercially practicable for a housebuilder for that phase to submit details of the buffer zone management and deliver this mitigation when this condition is more directly attributable to the eastern part of the proposed development immediately abutting the Ancient Woodland. The proposed wording has therefore been included on this basis. The Appellant is content for the condition wording to be determined by the Inspector.

Council position: The below is the Council’s suggested wording, without the brackets.  The Council has initially suggested to the appellant that this could be worded so that the strategy required to be approved prior to the submission of a reserved matters application but the appellant wanted thisto be submitted concurrently with a reserved matters application, which the Council accepted, but  in the absence of an approved phasing plan at this stage, it is not possible to say that the only phase that would need to provide the required connectivity and the buffer would be that which immediately abuts the Ancient Woodland. Therefore, the Council cannot agree that other phases should not be required to provide this important detail. 

Any reserved matters application relating to layout shall include details of a strategy for the establishment and management of a 15m buffer zone surrounding the Ancient Woodland together with an ecological corridor within the site to provide connectivity to the Ancient Woodland should be submitted to and approved in writing by the Local Planning Authority. This strategy should provide details for the implementation of native species woodland or scrub within the buffer zone and corridor. The strategy should not permit informal recreational use or development in the buffer zone and no formal footpaths should be provided in the buffer zone. The development shall be carried out in accordance with the approved strategy.

Reason: To ensure that appropriate and effective connectivity of the Ancient Woodland is achieved.


Public Right of Way

35. Prior to the commencement of development, a Public Rights of Way 
Management Scheme shall be submitted to and approved in writing by the Local Planning Authority. The scheme shall include provision for:  
a) the design of access and public rights of way routes and their surfacing, widths, gradients, landscaping and structures 
b) any proposals for the diversion or extinguishment of Public Rights of Way and alternative route provision as part of a Public Path Order 
c) any proposals and phasing for the diversion and temporary closure of Public Rights of Way and alternative route provision as part of a Traffic 
Regulation Order
The approved scheme shall be implemented prior to first occupation of any dwelling hereby permitted.
Reason: In the interests of the amenity and safety of the public and provide a welcoming and attractive walking route through the site.

Council position: The Council assert the trigger for implementation of these works should be upon first occupation as drafted.

Appellant Position: Given the time taken for stopping up the public right of way and securing relevant approvals, which can be a lengthy process requiring third party involvement (LCC Highways), it is believed that more time is required to allow for this process to take place without running the risk of frustrating the delivery of homes (under the Council’s proposed trigger of first occupation). The Appellant remains committed to the frontloading of highway improvements and it is believed that the proposed trigger of 50th occupation strikes an appropriate balance to take account of the above. There is also only a single Public Right of Way across the site to which this condition relates, hence the removal of the plural in criterion a).
The proposed wording on behalf of the Appellant is as follows:
Prior to the commencement of development, a Public Rights of Way 
Management Scheme shall be submitted to and approved in writing by the Local Planning Authority. The scheme shall include provision for:  
a) the design of access and public rights of way route and their surfacing, widths, gradients, landscaping and structures 
b) any proposals for the diversion or extinguishment of Public Rights of Way and alternative route provision as part of a Public Path Order 
c) any proposals and phasing for the diversion and temporary closure of Public Rights of Way and alternative route provision as part of a Traffic 
Regulation Order
The approved scheme shall be implemented prior to occupation of the 50th dwelling hereby permitted.
Reason: In the interests of the amenity and safety of the public and provide a welcoming and attractive walking route through the site.


