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	PARTICULARS OF DEVELOPMENT: 
	Regeneration site to provide 44 dwellings (6 of which would be affordable), with access from Watt St. and associated parking. Retention and re-furbishment of Falcon House to provide 557.4 sq.m. of class B1 business space.

	AT: 
	former Cobden Mill Watt Street Sabden Lancashire BB7 9DZ

	Ribble Valley Borough Council hereby give notice in pursuance of provisions of the Town and Country Planning Act 1990 that outline planning permission has been granted for the carrying  out of the development referred to above in accordance with the application and plans submitted subject to the following conditions:   

	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 pursuant to Section 91 of the Town and Country Planning Act 1990.



	2
	This permission shall be read in accordance with the Section 106 Agreement dated 03 March 2011.

REASON: For the avoidance of doubt as the permission is subject to an agreement in relation to the low cost/affordable housing approved and the requested contribution towards the maintenance of Public Open Space within Sabden by Ribble Valley Borough Council.



	3
	The permission shall relate to the development as shown on Plan Drawing No's 3906 - 35 Rev. C and 3906 - 36 Rev A.

REASON:  For the avoidance of doubt and to ensure that the development is carried out in accordance with the submitted plans.



	4
	This permission shall be implemented in accordance with the proposal as amended by letter and plan received on the 20 October 2010.

REASON:  For the avoidance of doubt since the proposal was the subject of agreed amendments.

P.T.O.

	5
	Detailed plans indicating the design and external appearance of the buildings, facing materials, landscaping and boundary treatment, including a contoured site plan showing existing features, the proposed slab floor level and road level (called the reserved matters) shall be submitted to and approved by the Local Planning Authority before development commences.

REASON:  To comply with Policy G1 of the Ribble Valley Districtwide Local Plan and in order that the Local Planning Authority should be satisfied as to the details and because the application was made for outline permission.



	6
	Unless otherwise agreed in writing with the Local Planning Authority, the development shall be carried out in strict accordance with the recommendations of the bat survey and report submitted with the application dated 4 October 2010, including the carrying out of an additional dawn survey prior to the commencement of the demolition of the buildings on site.

REASON:  To comply with policies G1 and ENV7 of the Ribble Valley Districtwide Local Plan ensuring that no species/habitat protected by the Wildlife and Countryside Act 1981 are destroyed.



	7
	Prior to commencement of any site works including delivery of building materials and excavations for foundations or services details of root protection areas and protective fencing shall be submitted and agreed in writing. The details shall also include a tree protection-monitoring schedule.


The root protection zone shall be 12 x the DBH and shall remain in place until all building work has been completed and all excess materials have been removed from site including soil/spoil and rubble.


During the building works no excavations or changes in ground levels shall take place and no building materials/spoil/soil/rubble shall be stored or redistributed within the protection zone, in addition no impermeable surfacing shall be constructed within the protection zone.


No tree surgery or pruning shall be implemented with out prior written consent, which will only be granted when the local authority is satisfied that it is necessary, will be in accordance with BS3998 for tree work and carried out by an approved arboricultural contractor.

REASON: In order to ensure that any tree affected by development and included in the Sabden Conservation area is afforded maximum physical protection from the adverse affects of development. In order to comply with Policies G1 and ENV13 of the District Wide Local Plan.



	8
	No development approved by this permission shall be commenced until a scheme for the provision and implementation of a surface water regulation system has been approved by the Local Planning Authority. The scheme shall be completed in accordance with the approved plans.

REASON: To reduce the increased risk of flooding associated with increasing the impermeable surface area of the site.

P.T.O.

	9
	Prior to the commencement of development approved by this planning permission (or such other date or stage in development as may be agreed in writing with the Local Planning Authority), the following components of a scheme to deal with the risks associated with contamination of the site shall each be submitted to and approved, in writing, by the Local Planning Authority:

1.

A site investigation scheme, based on the Preliminary Risk Assessment (Phase 1 Desk Study) for Land at 
Cobden Mill, Sabden, by LK Consult Ltd (referenced CL1574, dated December 2009), to provide information for a detailed assessment of the risk to all receptors that may be affected, including those off site.

2.

The site investigation results and detailed risk assessment (i) and, based on these, an options appraisal an remediation strategy giving full details of the remediation measures required and how they are to be undertaken.

3.

A verification plan providing details of the data that will be collected in order to demonstrate that the works set out in (ii) are complete and identifying any requirements for longer-term monitoring of pollutant linkages, maintenance and arrangements for contingency action.

REASON: To ensure that the development does not pose a risk of pollution to controlled waters.



	10
	Surface water run off from this site should be restricted to existing rates in order that the proposed development does not contribute to an increased risk of flooding.

REASON:  To reduce the increased risk of flooding in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.



	11
	No development approved by this permission shall be commenced until a scheme for the disposal of foul and surface waters has been approved by the Local Planning Authority.  Such a scheme shall be constructed and completed in accordance with the approved plans.

REASON:  To ensure a satisfactory means of drainage in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.  In accordance with PPS25 surface water should not be allowed to discharge to foul/combined sewer. This prevents foul flooding and pollution of the environment.



	12
	No works shall take place on the site until the applicant, or their agent or successors in title, has secured the implementation of a programme of archaeological work. This must be carried out in accordance with a written scheme of investigation, which shall first have been submitted to and agreed in writing by the Local Planning Authority.

REASON: To ensure and safeguard the recording and inspecting of matters of archaeological/historical importance associated with the site.



	13
	Prior to the commencement of built development, further details of the proposed bin storage areas and the access arrangements for such areas shall be submitted to the Local Planning Authority and approved in writing and thereafter maintained in perpetuity.

REASON: To ensure adequate bin storage and to comply with Policy G1 of the Districtwide Local Plan.

P.T.O.

	14
	The car park shall be surfaced or paved in accordance with a scheme to be approved in writing by the local planning authority and the car parking spaces and manoeuvring areas marked out in accordance with the approved plan, before the use of the development.

REASON:  To comply with Policy G1 of the Ribble Valley Districtwide Local Plan and to allow for the effective use of the parking areas.



	15
	
All fixed plant and equipment shall be installed in accordance with the manufacturer's instructions, and be acoustically mounted and or screened to minimise noise generation.

REASON: In accordance with Policy G1 of the Ribble Valley Districtwide Local Plan, and in the interests of the general amenity of the area, and to safeguard residential amenity.



	16
	HGV deliveries to and from Falcon House should be restricted to the following working daytime hours,

 - between 0700 and 2100 hours from Monday to Friday,

 - between 0900 and 1700 hours on Saturdays, and

 - between 1000 and 1600 hours on Sundays and Bank Holidays.

REASON: In accordance with Policy G1 of the Ribble Valley Districtwide Local Plan, and in the interests of the general amenity of the area, and to safeguard residential amenity.



	17
	Prior to commencement of development a scheme identifying how a minimum of 10% of the energy requirements generated by the development will be achieved by renewable energy production methods shall be submitted to and approved in writing by the Local Planning Authority.  The scheme shall then be provided in accordance with the approved details prior to occupation of development and thereafter retained.

REASON: In order to encourage renewable energy and comply with Policy G1 of the Ribble Valley Districtwide Local Plan.



	
	Relevant Planning Policy

Policy G1 - Development Control.

Policy G4 - Settlement Strategy.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy ENV7 - Species Protection.

Policy ENV13 - Landscape Protection.

Policy ENV16 - Development within Conservation Areas.

Policy H21 - Affordable Housing - Information Needed.

Policy T7 - Parking Provision.

Policy RT8 - Open Space Provision.

Affordable Housing Memorandum of Understanding (AHMU)

PPS1 - Delivering Sustainable Development.

PPS3 - Housing (June 2010).

PPS5 - Planning for the Historic Environment.

PPS7 - Sustainable Development in Rural Areas.

PPS22 - Renewable Energy.

PPS25 - Development and Flood Risk.



	P.T.O.
	

	SUMMARY OF REASONS FOR APPROVAL

The proposal represents an appropriate form of development and given its design, size and location would not result in visual detriment to the surrounding countryside, nor would its use have an adverse impact on highway safety.



	
	

	Note(s)
	

	1.
	For rights of appeal in respect of any condition(s)/or reason(s) attached to the consent 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.
	Under the terms of the Water Resources Act 1991 and the Land Drainage Byelaws, the prior written consent of the Agency is required for any proposed works or structures in, under, over or within 8 metres of the top of the bank of Sabden Brook, which is designated as a 'Main River'. In particular, no trees or shrubs may be planted, nor fences, buildings, pipelines or any other structure erected within 8 metres of the top of any bank/retaining wall of the watercourse without the prior written Consent of the Environment Agency. Full details of such works, together with details of any proposed new surface water outfalls, which should be constructed entirely within the bank profile, must be submitted for consideration.

The Environment Agency has a right of entry to Sabden Brook by virtue of Section 172 of the Water Resources Act 1991, and a right to carry out maintenance and improvement works by virtue of Section 165 0f the same Act. The developer must contact Colin Worswick on (01772) 714259 to discuss access requirements and apply for Consent.

Surface water run-off can be managed through the use of sustainable drainage systems (SUDS), and the Environment Agency advocates their use. SUDS are a range of techniques including soakaways, infiltration trenches, permeable pavements, grassed swales, ponds and wetlands that attenuate the rate and quantity of surface water run-off from a site, and contribute to a reduced risk of flooding.  SUDS offer other benefits in terms of promoting groundwater recharge, water quality improvement and amenity enhancements.  Approved Document Part H of the Building Regulations 2000 sets out a hierarchy for surface water disposal, which encourages a SUDS approach. Further information on SUDS can be found in the following documents:  Continued/………



	3.  Cont/………….
	·
Planning Policy Statement 25: Development & Flood Risk (DCLG).

·
C522: Sustainable Urban Drainage Systems - Design Manual for England and Wales (CIRIA).

·
Interim Code of Practice for Sustainable Drainage Systems (SUDS Working Group)

 

The Interim Code of Practice provides advice on design, adoption and maintenance issues and a full overview of other technical guidance on SUDS, and is available on both the Environment Agency's website (www.environment-agency.gov.uk) and CIRIA's website (www.ciria.org.uk). 

The Environment Agency also recommend that the developer considers the following methods, 
•
Water management in the development, including, dealing with grey waters
•
Use of sustainable forms of construction including recycling of materials
•
Energy efficient buildings

 

In line with comments from United Utilities, the site must be drained on a separate system, with only foul drainage connected into the foul sewer. Surface water should discharge to the watercourse (Sabden Brook) and may require the consent of the Environment Agency. If surface water is allowed to be discharged to the public surface water sewerage system, United Utilities may require the flow to be attenuated to a maximum discharge rate determined by them.

 

The applicant must discuss full details of the site drainage proposals with John Lunt of United Utilites on (01925) 537174. In addition, if any sewers on this development are proposed for adoption then the developer should contact the Sewers Adoptions Team of United Utilities on (01925) 428273.

 

The E.A. also recommend that the Applicant surveys the site for Japanese knotweed (Fallopipa japonica) as this is known to occur along Sabden Brook. Japanese knotweed is listed under Schedule 9 of the Wildlife & Countryside Act 1981 (as amended) making it an offence to plant. Or cause it to spread, in the wild. If Japanese knotweed is found to be present on site, an eradication plan should be compiled and successfully implemented prior to any works taking place on site.
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