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DEVELOPMENT 
PROPOSED: 

Proposed creation of a synthetic turf pitch with fencing, floodlighting, access path, 
changing block, and the extension and formalisation of the existing car park and 
ancillary equipment. 

AT:                   Langho Sports and Social Club Northcote Road Langho BB6 8BE 
 

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. 
 

2.  The development hereby permitted shall not be carried out otherwise than in conformity with 
the following submitted plans therein received by the Local Planning Authority unless prohibited 
by any other condition.  
 
Location Plan (dwg no. 25-0632 (G-234210) 01 Rev 01)  
Site Plan (dwg no. 25-0632 (G-234210) 02 Rev 01)  
STP Layout (dwg no. 25-0632 (G-234210) 03 Rev 01)  
Sporting Provision Layout (25-0632 (G-234210) 06 Rev 01)  
APEX Modular 2 Team Changing Pavilion C/W Spectator Toilets Elevations (dwg no. CR1065)  
APEX Modular 2 Team Changing Pavilion C/W Spectator Toilets Plan View (dwg no. CR1065)  
Elevations 1:200 (dwg no. 25-0632 (G-234210) 05 Rev 01)  
 
REASON: For the avoidance of doubt and to clarify which plans are relevant to the consent. 
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3.  Prior to commencement of development, a Biodiversity Gain Plan shall be submitted to and 
approved in writing by the Local Planning Authority (see further details below at the Notes 
Section) and implemented in accordance with the approved details.  
 
The Biodiversity Gain Plan shall be prepared in accordance with the submitted Biodiversity Net 
Gain Assessment, issue 3.0 dated 20th July 2026 and prepared by Arbtech.  
 
REASON: To ensure the development delivers a net gain off site which satisfies paragraph 14 (2) 
of Schedule 7A of the Town and Country Planning Act 1990 and which is in accordance with the 
biodiversity information submitted with the planning application. 
 

4.  Notwithstanding the submitted details, prior to any above ground works, a landscape/ habitat 
management and monitoring plan, including long-term design objectives, management 
responsibilities and maintenance schedules for all landscape areas shall be submitted to and 
approved in writing by the Local Planning Authority. The landscape shall thereafter be managed 
and maintained in accordance with the approved plan.  
 
REASON: To ensure the proper long-term management and maintenance of the landscaped 
areas in the interests of visual amenity and biodiversity enhancements. 
 

5.  During the construction period, all trees to be retained shall be protected in accordance with 
British Standard BS 5837:2012 or any subsequent amendment to British Standard.  
 
REASON: To protect trees/hedging of landscape and visual amenity value on an adjacent to the 
site or those likely to be affected by the proposed developed hereby approved. 
 

6.  The development hereby permitted shall be carried out in strict accordance with the 
recommendations and precautionary working methods detailed within the submitted 
Preliminary Ecological Appraisal (dated 20th January 2026 and prepared by Arbtech).  
 
The two bird nesting boxes, located approximately 3m above ground level where they will be 
sheltered from prevailing wind, rain and strong sunlight, shall be installed before the 
development is first brought into use and retained thereafter.  
 
REASON: In the interest of biodiversity and to enhance nesting opportunities for species of 
conservation concern and reduce the impact of development. 
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7.  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 District Level Licence for Great Crested Newts has been submitted to and obtained 
from Natural England.  
 
A copy of the licence obtained shall then be submitted to and agreed in writing by the local 
planning authority.  
 
The development shall be implemented in accordance with the conditions of the Natural 
England Licence and shall be fully implemented and adhered to throughout the lifetime of the 
development.  
 
Reason: To ensure the protection of species/habitat protected by the Wildlife and Countryside 
Act 1981 (as Amended) and in the interests of biodiversity and to enhance habitat opportunities 
for species of conservation concern/protected species and to minimise/mitigate the potential 
impacts upon protected species resultant from the development.  
 

8.  No development shall take place, including any works of clearance, until a Construction Method 
Statement including site plan has been submitted to and approved in writing by the Local 
Planning Authority. The approved statement shall be adhered to throughout the construction 
period. It shall provide 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.Wheel washing facilities and means of mechanical road sweeping  
v.Measures to control the emissions of dust and dirt during the development  
vi.A scheme for recycling/ disposing of waste resulting from clearance and construction works  
vii.Details of working hours  
viii.Measures to ensure that construction and delivery vehicles do not impede access to 
neighbouring properties.  
 
REASON: In the interest of highway safety. 
 

9.  Prior to first use of the development hereby approved, a scheme for secure, covered cycle 
storage for at least 5 bicycles shall be submitted to and approved in writing by the Local Planning 
Authority. The cycle storage shall be implemented in accordance with the approved scheme and 
thereafter retained.  
 
REASON: To support sustainable forms of transport. 
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10.  No part of the development hereby approved shall be used until all the highway improvement 
works to the site access on Northcote Road have been constructed and completed in accordance 
with a scheme that shall be submitted to and approved in writing by the Local Planning 
Authority. Works shall include, but not be exclusive to, the construction of the amended access 
to an appropriate standard, including a minimum width of 5.5m, dropped kerbs across the full 
width with taper kerbs at both ends, delineation of the extent of the public highway network by 
flush set kerbs along the back of the footway and a street lighting assessment.  
 
REASON: In the interest of highway safety. 
 

11.  Notwithstanding the submitted details, a minimum of 52 adequately sized car parking spaces 
and associated manoeuvring space shall be provided, marked out and signed in accordance with 
a scheme which shall be submitted to and approved in writing by the Local Planning Authority. 
The car parking shall be made available in accordance with the approved scheme prior to first 
use of the approved development and thereafter retained.  
 
REASON: In the interest of highway safety and to ensure that adequate levels of parking and 
manoeuvring are provided on the site. 
 

12.  Use of the development shall not commence until:  
 
a) Certification that the Artificial Grass Pitch hereby permitted has met FIFA Quality Concept for 
Football Turf - FIFA Quality or equivalent International Artificial Turf Standard (IMS) and  
 
b) Confirmation that the facility has been registered on the Football Association's Register of 
Football Turb Pitches have been submitted to and approved in writing by the Local Planning 
Authority.  
 
REASON: To ensure the development is fit for purposes and sustainable, provides sporting 
benefits. 
 

13.  No development hereby permitted shall be brought into use until the sustainable drainage 
scheme for the site has been completed in accordance with the drainage scheme as identified 
in the Surface Water Strategy dated February 2026 and prepared by SEA Consulting Engineers.  
 
REASON: In order to reduce the risk of flooding. 
 

14.  The development hereby approved shall only be used between the hours of 08:00 - 22:00 
Monday to Friday and 08:00 - 18:00 Saturday and Sunday, including bank holidays, with the 
floodlights switched off no later than 15 minutes after the permitted hours.  
 
REASON: In order to protect the amenities of existing residents. 
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15.  The lighting shall be implemented in strict accordance with the submitted Pitch Lighting Details, 
dated 16th July 2026 and prepared by Signify, and Louvres Dimensions, received Monday 20th 
July 2026. The approved lighting scheme shall remain in perpetuity for the lifetime of the 
development or unless no longer required.  
 
REASON: To ensure the floodlights do not adverse impact on the occupiers of nearby residential 
properties or have a negative impact on wildlife/protected species. 
 

 
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. 
 
 

4. 

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

5. 1 Due to the presence of low strength Devensian Till below depths of 0.8m below ground 
level across the site, it is advised that verification testing (boreholes with SPTs/ dynamic 
probing) be completed at each floodlight position prior to design and construction to 
confirm required foundation depths. 

2 The grant of planning permission will require the applicant to enter into an appropriate 
legal agreement (Section 278), with Lancashire County Council as the Highway Authority 
prior to the start of any development. For the avoidance of doubt works shall include, but 
not be exclusive to, the construction of the amended access to an appropriate standard, 
including a minimum width of 5.5m, dropped kerbs across the full width with taper kerbs 
at both ends, delineation of the extent of the public highway network by flush set kerbs 
along the back of the footway and a street lighting assessment. The applicant should 
contact the county council for further information by telephoning the Development 
Control Section (Area East) on 0300 123 6780 or by email on 
developeras@lancashire.gov.uk , in the first instance to ascertain the details of such an 
agreement and the information to be provided, quoting the relevant planning application 
reference number. 

3 Under Section 23 of the Land Drainage Act 1991, as amended by the Flood and Water 
Management Act 2010, there is a legal requirement to obtain consent from Lancashire 
County Council, as Lead Local Flood Authority, prior to undertaking certain works on 
ordinary watercourses. This applies to permanent and temporary works, including repairs 
and maintenance, whether the watercourse is open or culverted (piped or enclosed). This 
requirement applies regardless of any planning permission. Further guidance, policies, 
application checklist, and pro-forma are 
https://www.lancashire.gov.uk/flooding/ordinary-watercourse-regulation/ 

4 Statutory Biodiversity Condition  
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The effect of paragraph 13 of Schedule 7A to the Town and Country Planning Act 1990 is 
that planning permission granted for the development of land in England is deemed to 
have been granted subject to the condition "(the biodiversity gain condition") that 
development may not begin unless:  
 
(a) a Biodiversity Gain Plan has been submitted to the local planning authority, and  
(b) the planning authority has approved the plan.  
 
Based on the information available this permission is considered to be one which will 
require the approval of a biodiversity gain plan before development is begun because 
none of the statutory exemptions or transitional arrangements listed in the legislation 
are considered to apply.  
 
The biodiversity gain plan must include:  
 
(a) information about the steps taken or to be taken to minimise the adverse effect of the 
development on the biodiversity of the onsite habitat and any other habitat;  
(b) the pre-development biodiversity value of the onsite habitat;  
(c) the post-development biodiversity value of the onsite habitat;  
(d) any registered offsite biodiversity gain allocated to the development and the 
biodiversity and the biodiversity value of that gain in relation to the development;  
(e) any biodiversity credits purchased for the development; and  
(f) such other matters as the Secretary of State may by regulations specify. 
 

      
 

Nicola Hopkins 

NICOLA HOPKINS 
DIRECTOR OF ECONOMIC DEVELOPMENT AND PLANNING 
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Notes 
 
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 unless the following apply: 

 If this is a decision to refuse planning permission for a householder application or 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. 

 If this is a decision on a planning application relating to the same or substantially the same land and 
development as is already the subject of an enforcement notice [reference], 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 this notice. 

 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. 

 

Appeals should be made online via https://appeal-planning-decision.service.gov.uk/before-you-start. If someone 
does not have access to the internet and needs help completing the appeal digitally, they should contact the 
Planning Inspectorate customer service team on 0303 444 5000 who will provide details of support options available. 
 

Before making an appeal, you may find it helpful to review guidance and watch a video explaining the appeals 
process at https://www.gov.uk/government/collections/make-an-appeal-to-the-planning-inspectorate-and-
associated-guidance. 

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. 

 
 
 


