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	PARTICULARS OF DEVELOPMENT: 
	Planning permission is sought for the demolition of an existing commercial building and the redevelopment of the cleared site and adjoining land for residential development. The development proposed will involve the erection of 18no. dwellings together with garages and gardens. Re-submission.

	AT: 
	Old Manchester Offices Whalley New Road Billington Lancashire 

	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 no later than the expiration of three years beginning with the date of this permission.

REASON: Required to be imposed in pursuance to Section 91 of the Town and Country Planning Act 1990.  



	2
	This outline planning permission shall be read in conjunction with the Section 106 Agreement dated 10 January 2013  which relates to delivery of affordable housing and any financial contributions. 

REASON:  For the avoidance of doubt as the permission is subject to an Agreement.



	3
	This outline permission shall relate to the proposal as shown on the amended drawing No. WIL/256/1083/01A received by the Local Planning authority on 6 May 2010.

REASON:  For the avoidance of doubt and to ensure compliance with the submitted plan.

P.T.O.



	4
	Prior to the 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 the development and shall be retained thereafter. 

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



	5
	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 and to comply with Policy G1 of the Ribble Valley Districtwide Local Plan.  



	6
	Prior to the commencement of the development hereby approved in outline, (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 this site shall each be submitted to and approved in writing by the Local Planning Authority:  

(1)  A preliminary risk assessment which has identified:

·
all previous uses;

·
potential contaminants associated with those uses;

·
a conceptual model of the site indicating sources, pathways and receptors;

·
potentially unacceptable risks arising from contamination at the site;

     (2) A site investigation scheme based on (1) to provide information for a detailed assessment of the risks to all receptors that may be affected, including those off site. 

    (3)
the site investigation results and the detailed risk assessment (2) and, based on these, an options appraisal and remediation strategy giving full details of the remediation methods required and how they are to be undertaken.

   (4)
a verification plan providing details of the data that will be collected in order to demonstrate that the work set out in (3) are completed and identifying any requirements for longer term monitoring of pollutants linkages, maintenance and arrangements for contingency action.

REASON:  To ensure that the development does not pose a risk of pollution to controlled waters and to comply with Policy G1 of the Ribble Valley Districtwide Local Plan. 

P.T.O.

	7
	The development hereby permitted in outline shall not be commenced until details of the landscaping of the site, including wherever possible the retention of existing trees, have been submitted to, and approved in writing by, the Local Planning Authority.  The scheme shall indicate, as appropriate, the types and numbers of trees and shrubs, their distribution on site, those areas to be seeded, turfed, paved or hard landscaped, including details of any changes of level or landform and the types and details of all fencing and screening.  


The approved landscaping scheme shall be implemented in the first planting season following occupation or use of the development, whether in whole or part and shall be maintained thereafter for a period of not less than 5 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.

REASON:  In the interests of the amenity of the area and to comply with Policy G1 of the Ribble Valley Districtwide Local Plan.



	8
	No site works, including any demolition works of buildings or boundary walls, shall be commenced until a further protected species/ecological survey has been carried out during the optimum time of May to September.  The updated survey shall be submitted to the Local Planning Authority for approval in writing prior to any works commencing on site. If roosting bats are detected or suspected a further survey and mitigation methods will be required for submission to and approval in writing by the Local Planning Authority prior to the demolition of any buildings or boundary walls on site, with the works to be carried out in strict accordance with any mitigation methods identified.

REASON:  To comply with Policies G1 and ENV7 of the Ribble Valley Districtwide Local Plan ensuring that no species/habitat affected by the Wildlife and Countryside Act 1981 are destroyed; and due to the passage of time since the original survey was carried out in November 2008.

	Relevant Planning Policy

Policy G1 - Development Control.

Policy G2 - Settlement Strategy.

Policy EMP11 - Loss of Employment Land.

Policy L4 of the Regional Spatial Strategy.

PPS3 - Housing.

Affordable Housing Memorandum of Understanding (AHMU).

SUMMARY OF REASONS FOR APPROVAL

The proposed development would provide 18 dwellings including an appropriate element of "affordable" housing without any seriously detrimental effects upon visual amenity, the amenities of nearby residents or 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.

P.T.O.

	3
	Surface water run-off can be managed through the use of sustainable drainage systems (SUDS), and we advocate 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:

·
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).

We also recommend that the developer considers the following, as part of the scheme:

·
Water management in the development, including, dealing with grey waters;

·
Use of sustainable forms of construction including recycling of materials;

·
Energy efficient buildings.
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