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	DEVELOPMENT PROPOSED:
	Regeneration of former Stalwart reservoir basin for residential development (8no. dwellings) including improvements to Primrose Road and ancillary landscaping.

	AT:
	former Stalwart Reservoir Basin Primrose Works Primrose Road Clitheroe Lancashire

	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 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 permission shall be implemented in accordance with the proposal as detailed on drawings BD/SL/001A Planning Layout as amended 1 July 2010; BD/SL/002 Floor Plans Plot 1; BD/SL/003 Elevations 1 Plot 1; BD/SL/004 Elevations 2 Plot 1; BD/SL/005 Floor Plans Plots 2 and 8; BD/SL/006 Elevations 1 Plots 2 and 8; BD/SL/007 Elevations 2 Plots 2 and 8; BD/SL/008  Floor Plans Plot 3; BD/SL/009 Elevations 1 Plot 3; BD/SL/010 Elevations 2 Plot 3; BD/SL/014 Floor Plans Plot 5;  BD/SL/015 Elevations 1 Plot 5; BD/SL/016 Elevations 2 Plot 5; BD/SL/020 Floor Plans and amended plans BD/SL/011a Floor Plans Plot 4; BD/SL/012a Elevations 1 Plot 4; BD/SL/013a Elevations 2 Plot 4; BD/SL/017a Floor Plans Plots 6 and 7; BD/SL/018a Elevations 1 Plots 6 and 7; BD/SL/019a Elevations 2 Plots 6 and 7, received on 14 September 2010;  3806.01B Landscape Proposal; BD/SL/020 Floor Plans and Elevations Double Garage Plot 1 received on 27 September 2010; and BD/SL/020a Floor Plans and Elevations Double Plot 3 received 16 September 2010.

REASON:  For the avoidance of doubt to clarify which plans are relevant.

P.T.O.

	3. 
	Precise specifications or samples of walling and roofing materials and details of any surface materials to be used including their colour and texture shall have been submitted to and approved in writing by the Local Planning Authority before their use in the proposed works.

REASON:  In order that the Local Planning Authority may ensure that the materials to be used are appropriate to the locality in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.



	4. 
	The approved landscaping scheme shall be implemented in the first planting season following occupation or use of the development 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.



	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 in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.



	6. 
	No development approved by this permission shall be commenced until a scheme for the provision of surface water drainage works has been submitted to and approved in writing by the Local Planning Authority.  The scheme shall be completed in accordance with the approved plans.

REASON: To reduce the increased risk of flooding by showing the provision of a satisfactory means of surface water disposal in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.



	7. 
	No development shall take place until a scheme for the provision and management of compensatory habitat creation has been submitted to and approved in writing by the Local Planning Authority and implemented as approved.  The scheme shall include the details of timing and thereafter the development shall be implemented in accordance with the approved scheme.  

REASON:  To ensure that there is no net loss to bio diversity as a result of the proposed development in accordance with Policies ENV7  and ENV13 of the Ribble Valley Districtwide Local Plan.  

P.T.O.

	8. 
	Prior to commencement of any site works, including delivery of building materials and excavations for foundations or services all trees identified shall be protected in accordance with the BS5837 [Trees in Relation to Construction] and tree details attached to this decision notice. 

The protection zone must cover the entire branch spread of the trees, [the area of the root soil environment from the trunk to the edge of the branch spread] 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 trees affected by development and included in a Tree Preservation Order/ Conservation area/considered to be of visual, historic or botanical value are afforded maximum physical protection from the adverse affects of development.



	9. 
	Prior to commencement of development a detailed mitigation plan shall be submitted to and approved in writing by the Local Planning Authority to detail how the recommendations of the Thomson Ecology Report, Sections 4.5 and 5.4 will be implemented.  The plan shall include details of timing of works and thereafter the development shall be implemented in accordance with the approved scheme.

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.



	10. 
	Prior to commencement of development precise details of the method of construction of the re-routed footway leading from Whalley Road to Primrose Road and the works involved in the removal of the existing footway to Primrose Road and subsequent road widening shall be submitted to and approved, in writing, by the Local Planning Authority.  The scheme shall detail appropriate tree protection measures, any excavation works necessary and proposed surfacing materials to be used and shall be implemented in accordance with the details so approved.

REASON:  In order to ensure that the trees affected by the development considered to be of visual amenity value are afforded maximum protection in accordance with Policies G1 and ENV13 of the Ribble Valley Districtwide Local Plan.



	11. 
	No trees shall be removed or pruned without the formal written approval of the Local Planning Authority.  Only those trees that are proven to propose a danger to life and property will be considered for removal or pruning.

REASON:  In order to ensure that the collective bio diversity and visual amenity value/integrity of the tree cover identified A2/T1 - T35 inclusive in the survey details for trees at Stalwart Lodge is maintained in the interests of the visual amenities of the area in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.

P.T.O.

	12. 
	Prior to commencement of development details of the rear fencing/screening/boundary treatment to the garden areas shall be submitted to and approved in writing by the Local Planning Authority.  The boundary treatment shall thereafter be provided in accordance with the details so approved.

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



	13. 
	
Unless otherwise agreed in writing with the Local Planning Authority, all construction traffic involved in the infilling of the reservoir basin shall enter the site via the existing gated access to the west of the site.  they shall not access directly off Primrose Road whilst those works are being undertaken.

REASON: In the interests of highway safety in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.



	14. 
	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 G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Policy ENV7 - Species Protection.

Policy ENV13 - Landscape Protection.

Policy H2 - Dwellings in the Open Countryside.

Affordable Housing Memorandum of Understanding.

PPS3 - Housing.


	SUMMARY OF REASONS FOR APPROVAL

The proposal has no significant detrimental impact on nearby residential amenity, nor would it have an adverse visual impact or be to the detriment of highway safety.



	


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.

P.T.O.



	3. 
	The grant of planning permission will require the applicant to enter into an appropriate legal Agreement with the County Council as Highway authority, and this is limledtto the Section 106 Agreement that forms part of the consent for 3/2008/0526/P.  The Highway Authority may also wish to implement their right to design all works within the highway related to this proposal.




STEWART BAILEY
DIRECTOR OF DEVELOPMENT SERVICES
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