RIBBLE VALLEY BOROUGH COUNCIL
Department of Development
Council Offices, Church Walk, Clitheroe, Lancashire, BB7 2RA

Telephone: 01200 425111 www.ribblevalley.gov.uk planning@ribblevalley.gov.uk

Town and Country Planning Act 1990

PLANNING PERMISSION

APPLICATION NO:
DECISION DATE:
DATE RECEIVED:

APPLICANT:

Alston Dairy Ltd
Alston Dairy
Preston Road
Longridge
Preston

PR3 3BL

DEVELOPMENT
PROPOSED:

3/2024/0020
08 August 2025
09/02/2024

AGENT:

Nicole Roe

Eden Planning and Development
1 Market Street

Altrincham

WA14 1QE

Erection of proposed extension to the dairy warehouse; new staff parking;
landscaping across the whole site and associated works.

AT: Alston Dairy Alston Lane Longridge PR3 3BL

Ribble Valley Borough Council hereby give notice that permission has been granted for the carrying out
of the above development in accordance with the application plans and documents submitted subject to

the following condition(s):

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

Reason: Required to be imposed by Section 51 of the Planning and Compulsory Purchase Act

2004.

P.T.O



RIBBLE VALLEY BOROUGH COUNCIL
PLANNING PERMISSION CONTINUED

APPLICATION NO. 3/2024/0020 DECISION DATE: 08 August 2025

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

Location Plan - no refence number

PL-01 (R2) Existing Site Plan

PL-02 (R1) Existing Plans Dairy Building

PL-03 (R1) Existing Elevations Dairy Building

PL-05 (R9) Proposed Site Plan

PL-06 (R9) Proposed Site Plan Tracking

PL-08 (R1) Proposed Plans Dairy Extension

PL-09 (R1) Proposed Elevations Dairy Extension

7274.03 (RevH) Landscape Proposal

50.961- October 2023 - Tree Survey and Root Protection Area (Trevor Bridge Associates)

50-961-R1-4 - December 2023 - Noise Impact Assessment (E3P)

SUDs Proforma (Pluviam)

CIRIA Mitigation Index (issued XXXXX) (Pluviam)

DG/7274/LVIA/RevB/Dec23 - Landscape and Visual Impact Appraisal (Trevor Bridge Associates)
EDN2334 - December 2023 - Planning Statement (Eden Planning)

EDN2334 - December 2023 - Waste Management Strategy (Eden Planning)

EDN2334 - December 2023 - Design and Access Statement (Eden Planning

T4213-R-01 Rev 1 - December 2023 - Transport Statement (PSA Design)

Technical Note 1 - 21 May 2024 - Response to Highways Consultation (PSA Design)

T4213-H-01 (Rev P2) - May 2024 - Proposed Ghost Island Junction (PSA Design)

2023-130 - June 2024 - Retail Development Ecology Report (ERAP)

2023-130 - June 2024 - Storage Development Ecology Report (ERAP)

MG/7254/TSR/OCT23 - October 2023 - Tree Survey Report (Trevor Bridge Associates)

June 2024 - Arboricultural Impact Assessment and Method Statement (Rev B) (Trevor Bridge
Associates)

PN0259-PEL-XX-XX-DR-Y-0002 - July 2025 - Drainage Details (Pluviam)

PN0259-PEL-FRA1 - July 2025 - Flood Risk Assessment (Pluviam)

PNO0259-PEL-DS-01 - July 2025 - Alston Dairy Drainage Strategy (Pluviam)
PNO0259-PEL-XX-XX-DR-Y-0001 - July 2025 - Drainage Strategy (Pluviam)

Reason: For the avoidance of doubt and to clarify which plans are relevant to the consent hereby
approved.



RIBBLE VALLEY BOROUGH COUNCIL
PLANNING PERMISSION CONTINUED

APPLICATION NO. 3/2024/0020 DECISION DATE: 08 August 2025

3. Notwithstanding the submitted details, details or specifications of all materials, including details
of glazing, to be used on the external surfaces of the development hereby approved shall have
been submitted to and approved in writing by the Local Planning Authority before their use in
the proposed development. The approved materials shall be implemented within the
development in strict accordance with the approved details.

Reason: In order that the Local Planning Authority may ensure that the materials to be used are
appropriate to the locality and respond positively to the inherent character of the area.

4, The use of the extension hereby approved shall solely be limited to use(s) and activities
associated with the existing commercial dairy operations undertaken at 'Alston Dairy and for no
other purposes.

For the avoidance of doubt and notwithstanding the provisions of the Town and Country
Planning (Use Classes) Order 1987 (as amended or re-enacted) and the Town and Country
Planning (General Permitted Development)(England) Order 2015 (as amended or re-enacted)
and the Town and Country Planning (General Permitted Development) (England) (Amendment)
Order 2016 (as amended or re-enacted) the use of the development/buildings hereby approved
shall only be used for purposes within Use Class E(g)(iii) and for no other sub-activities or
subclass uses within Use Class E.

Reason: To define the scope of the permission hereby approved.

5. The landscaping proposals hereby approved (Landscape Proposal 7274.03 Rev: H) shall be
implemented in the first planting season following first occupation or use of the development
hereby approved and shall be maintained thereafter for a period of not less than 15 years to the
satisfaction of the Local Planning Authority.

This maintenance shall include the replacement of any tree or shrub which is removed, or dies,
or is seriously damaged, or becomes seriously diseased, by a species of similar size to those
originally planted. All trees/hedgerow shown as being retained within the approved details shall
be retained as such in perpetuity.

Reason: To ensure the proposal is satisfactorily landscaped and trees/hedgerow of
landscape/visual amenity value are retained as part of the development.



RIBBLE VALLEY BOROUGH COUNCIL
PLANNING PERMISSION CONTINUED

APPLICATION NO. 3/2024/0020 DECISION DATE: 08 August 2025

6. Notwithstanding the submitted details, no development, including any site preparation,
demolition, scrub/hedgerow clearance or tree works/removal shall commence or be undertaken
on site until details of the provisions to be made for building dependent species of conservation
concern, artificial bird nesting boxes and artificial bat roosting sites have been submitted to, and
approved in writing by the Local Planning Authority.

The artificial bird/bat boxes shall be incorporated into the building(s) hereby approved prior to
the use of the buildings becoming first operative and thereafter retained. The development
shall be carried out in strict accordance with the approved details.

Reason: In the interests of biodiversity and to enhance nesting/roosting opportunities for
species of conservation concern and to minimise/mitigate the potential impacts upon protected
species resultant from the development

7. All tree works/tree protection shall be carried out in strict accordance with the submitted Tree
Protection Plan (7274.02 Rev: A) and Arboricultural Impact Assessment and Method Statement
(Revision A).

The specified tree protection measures shall remain in place throughout the construction phase
of the development and the methodology hereby approved shall be adhered to during all site
preparation/construction works.

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.

8. No removal of vegetation including trees or hedges shall be undertaken within the nesting bird
season (1st March - 31st August inclusive) unless a pre-clearance check on the day of removal,
by a licenced ecologist, confirms the absence of nesting birds. A letter from the ecologist
confirming the absence of nesting birds shall be submitted to the Council within one month of
the pre-clearance check being undertaken.

Any removal of vegetation outside the nesting bird season shall be preceded by a pre-clearance
check by a licensed ecologist on the day of removal to ensure that removal does not result in
unacceptable impacts upon nesting birds or other species of conservation concern.

Reason: To ensure that there are no adverse effects on the favourable conservation status of
birds, to protect the bird population and species of importance or conservation concern from
the potential impacts of the development.



RIBBLE VALLEY BOROUGH COUNCIL
PLANNING PERMISSION CONTINUED

APPLICATION NO. 3/2024/0020 DECISION DATE: 08 August 2025

10.

11.

No extract vents, means of extract, air conditioning, ventilation or any other associated
externally mounted/located plant or HVAC shall be installed upon the building unless details of
the design, specification, noise ratings, fixing and finish has first been submitted to and approved
in writing by the local planning authority.

The development shall be carried out in accordance with the approved details.

Reason: In order that the Local Planning Authority may ensure that the detailed design of the
proposal is appropriate to the locality and that any externally mounted equipment is not of
detriment to the residential amenities of nearby occupiers or visual amenities of the area

The applicant shall follow the mitigation measures in the E3P report Reference: 50-961-R1-4
Dated December 2023. As follows:

Plant noise shall not exceed the limits in Table 4.4 of the above report.

Reason: In the interests of protecting nearby affected residential amenities.

Prior to their installation 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 scheme shall be implemented in accordance with the approved details and retained
as such.

Reason: To enable the Local Planning Authority to exercise control over development which
could prove materially harmful the character and visual amenities of the immediate area and to
minimise/mitigate the potential impacts upon protected species resultant from the
development.



RIBBLE VALLEY BOROUGH COUNCIL
PLANNING PERMISSION CONTINUED

APPLICATION NO. 3/2024/0020 DECISION DATE: 08 August 2025

12.

13.

Notwithstanding the provisions of the Town and Country Planning (General Permitted
Development) Order 1995 there shall not at any time in connection with the development
hereby permitted be erected or planted or allowed to remain upon the land hereinafter defined
any building, wall, fence, hedge, tree, shrub or other device over 1m above road level.

The visibility splay to be the subject of this condition shall be that land in front of a line drawn
from a point 2.4 m measured along the centre line of the proposed road from the continuation
of the nearer edge of the carriageway of Preston Road to points measured 56m to both sides of
the proposed access along the nearer edge of the carriageway of Preston Road, from the centre
line of the access, in accordance with a scheme to be agreed by the Local Planning Authority in
conjunction with the Highway Authority.

Reason: To ensure adequate visibility at the street junction or site access.

Within 3 months of 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 development hereby
approved becoming first operative.

A.Improvement works on Preston Road to include widening of right turn lane with new central
refuges, new footway to the east side of Preston Road and footway clearance of vegetation on
the west side.

B.Upgrade of 2 nearest bus stops on Preston Road.

Reason: To mitigate the impact(S) of the development traffic on the immediate highways
network.



RIBBLE VALLEY BOROUGH COUNCIL
PLANNING PERMISSION CONTINUED

APPLICATION NO. 3/2024/0020 DECISION DATE: 08 August 2025

14.

No development shall commence in any phase until a detailed, final surface water sustainable
drainage strategy for the site has 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 (4th July 2025 / PN0259-PEL-FRA-01 / Pluviam) and indicative surface
water sustainable drainage strategy (4th July 2025 / PN0259-PEL-DS01 / Pluviam) 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 must 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 culverted 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.
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RIBBLE VALLEY BOROUGH COUNCIL
PLANNING PERMISSION CONTINUED

APPLICATION NO. 3/2024/0020 DECISION DATE: 08 August 2025

15.

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.

No development shall commence until a Construction Surface Water Management Plan,
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 to include for
each phase, as a minimum:

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 must 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 plan 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.



RIBBLE VALLEY BOROUGH COUNCIL
PLANNING PERMISSION CONTINUED

APPLICATION NO. 3/2024/0020 DECISION DATE: 08 August 2025

16.

17.

The commencement of use of the 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 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, as a minimum:

a)A timetable for its implementation;

b)Details of the maintenance, operational and access requirement for all SuDS 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.

The commencement of use of the development shall not be permitted 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 181 and 182 of the National Planning Policy
Framework.



RIBBLE VALLEY BOROUGH COUNCIL
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APPLICATION NO. 3/2024/0020 DECISION DATE: 08 August 2025
Note(s)
1. For rights of appeal in respect of any condition(s)/or reason(s) attached to the permission see
the attached notes.
2. The applicant is advised that should there be any deviation from the approved plan the Local

Planning Authority must be informed. It is therefore vital that any future Building Regulation
application must comply with the approved planning application.

3. The Local Planning Authority has endeavoured to work proactively and positively to resolve
issues and considered the imposition of appropriate conditions and amendments to the
application to deliver a sustainable form of development.

4., This Decision Notice should be read in conjunction with the officer’s report which is available to view
on the website.

NICOLA HOPKINS
DIRECTOR OF ECONOMIC DEVELOPMENT AND PLANNING

Notes
Right of Appeal

If you are aggrieved by the decision of your local planning authority to refuse permission for the proposed
development or to grant it subject to conditions, then you can appeal to the Secretary of State under section 78 of
the Town and Country Planning Act 1990.

- If you want to appeal against your local planning authority’s decision then you must do so within 6 months of the
date of this notice.

- If this is a decision to refuse planning permission, or approve with conditions, a householder application, if you
want to appeal against your local planning authority’s decision then you must do so within 12 weeks of the date of
this notice.

- If this is a decision to refuse planning permission, or approve with conditions, a minor commercial application, if
you want to appeal against your local planning authority’s decision then you must do so within 12 weeks of the date
of this notice.

Appeals can be made online at: https://www.gov.uk/appeal-planning-decision . If it is a householder appeal it can be
made online at: https://www.gov.uk/appeal-householder-planning-decision . If you are unable to access the online
appeal form, please contact the Planning Inspectorate to obtain a paper copy of the appeal form on tel: 0303 444
5000. The Secretary of State can allow a longer period for giving notice of an appeal but will not normally be
prepared to use this power unless there are special circumstances which excuse the delay in giving notice of appeal.
The Secretary of State need not consider an appeal if it seems to the Secretary of State that the local planning
authority could not have granted planning permission for the proposed development or could not have granted it
without the conditions they imposed, having regard to the statutory requirements, to the provisions of any
development order and to any directions given under a development order. If an enforcement notice is served
relating to the same or substantially the same land and development as in your application and if you want to appeal
against your local planning authority’s decision on your application, then you must do so within: 28 days of the date
of service of the enforcement notice, or within 6 months [12 weeks in the case of a householder appeal] of the date
of this notice, whichever period expires earlier. In certain circumstances, a claim may be made against the local
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APPLICATION NO. 3/2024/0020 DECISION DATE: 08 August 2025

planning authority for compensation, where permission is refused or granted subject to conditions by the Secretary
of State on appeal or on a reference of the application to him. The circumstances in which such compensation is
payable are set out in section 114 of the Town and Country Planning Act 1990.

Purchase Notices

If permission to develop land is refused or granted subject to conditions, whether by the local planning authority or
by the Secretary of State for the Environment and the owner of the land claims that the land has become incapable
of reasonably beneficial use in its existing state and cannot be rendered capable of reasonably beneficial use by the
carrying out of any development which has been or would be permitted, they may serve on the Council of the
county borough or county district in which the land is situated a purchase notice requiring that Council to purchase
their interest in the land in accordance with the provisions of Part VI of the Town and Country Planning Act 1990.
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