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	PARTICULARS OF DEVELOPMENT: 
	Application for outline planning permission to construct 30 apartments, 2 houses and a 40 bed nursing home.

	AT: 
	former Barkers Garden Centre Whalley Road Clitheroe 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
	Application for approval of reserved matters must be made not later than the expiration of 3 years beginning with the date of this permission and the development must be begun not later than whichever is the latter of the following dates:

(a)
the expiration of 3 years from the date of this permission; or

(b)
the expiration of 2 years from final approval of the reserved matters, or in the case of approval of different dates, the final approval of the last such matter to be approved.

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



	2
	Detailed plans indicating the design and external appearance of the buildings, landscape and boundary treatment, parking and manoeuvring arrangements of vehicles, 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.

P.T.O.

	3
	This outline planning permission shall be read in conjunction with the Section 106 Agreement dated 26 August 2011.

REASON: For the avoidance of doubt as the application is subject of an agreement.



	4
	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 the development and thereafter retained.

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



	5
	Development shall not begin until a scheme for surface water drainage and attenuation for the site, based on sustainable drainage principles and assessment of the hydrological and hydro geological context of the development has been submitted to and approved in writing by the Local Planning Authority.  Details of the maintenance and management of the scheme after completion shall be included.  The scheme shall subsequently be implemented in accordance with the approved details before the development is completed.

REASON: In order to comply with Policy G1 of the Ribble Valley Districtwide Local Plan in order to prevent the increased risk of flooding, to improve and protect water quality, to improve habitat and amenity and to ensure future maintenance of the surface water drainage system.



	6
	Prior to commencement of development a landscape management plan including long term design objectives, timing of the works, management responsibilities and maintenance schedules for all landscaped areas shall be submitted to and approved in writing by the Local Planning Authority. 

REASON: In the interests of residential and visual amenity in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.



	7
	The plans and particulars submitted in accordance with condition 2 above shall include an Arboricultural Method Statement and Tree Protection Plan (including a tree protection monitoring schedule) detailing special mitigation construction issues in accordance with BS5837.  The development shall thereafter be carried out in strict accordance with the procedures, working methods and protection measures so identified and approved unless agreed otherwise in writing by the Local Planning Authority.


REASON: In order to ensure that any trees affected by development and included in a Tree Preservation Order/considered to be of visual, historic or botanical value are afforded maximum physical protection from the adverse effects of development in accordance with Policies G1 and ENV13 of the Ribble Valley Districtwide Local Plan.



	8
	The new estate road/access between the site and Littlemoor shall be constructed in accordance with the Lancashire County Council Specification for Construction of Estate Roads to at least base course level before any development takes place within the site.


REASON:  To comply with Policies G1 and T1 of the Ribble Valley Districtwide Local Plan and to ensure that satisfactory access is provided to the site before the development hereby permitted becomes operative.

P.T.O.

	9
	Prior to commencement of development, facilities shall be provided within the site by which means the wheels of vehicles may be cleaned before leaving the site, the wheel cleaning facilities shall be retained throughout the life of the development.


REASON:  To comply with Policies G1 and T1 of the Ribble Valley Districtwide Local Plan and to ensure that satisfactory access is provided to the site before the development hereby permitted becomes operative.



	10
	This permission, insofar as it relates to the improvements to the highway of Littlemoor  and the formation of the access into the site from Littlemoor, shall be implemented in accordance with the drawing No 1549-010 REV.D.


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



	11
	The submission of reserved matters in respect of layout, appearance and landscaping and implementation of development shall be carried out in accordance with illustrative drawing no's 1549-010 REV.D, 1549-101, 1549-102 REV.C, 1549-105, 1549-106 and 1549-110/P1.  In particular, the footprint of the buildings and the ridge and maximum heights of the buildings shall not exceed what is shown on these drawings.


REASON: For the avoidance of doubt to define the scope of this permission.



	Policy G1 - Development Control.

Policy G2 - Settlement Strategy.

Policy ENV7 - Species Protection.

Policy ENV13 - Landscape Protection.

Policy H19 - Affordable Housing - Large Developments and Main Settlements.

Policy H21 - Affordable Housing - Information Needed.

Policy RT8 - Open Space Provision.

Policy T1 - Development Proposals, transport implications.

Policy G7 - Parking provision.

Policy DP1 - Spatial Principles - North West of England Regional Spatial Strategy to 2021.

Policy L4 - Regional Housing Provision - North West of England Regional Spatial Strategy to 2021.

Policy L5 - Affordable - North West of England Regional Spatial Strategy to 2021.

Policy DP7 - Environmental Quality - North West of England Regional Spatial Strategy to 2021.

Affordable Housing Memorandum of Understanding.

PPS3: Housing.

PPS1: Delivering Sustainable Development.

SUMMARY OF REASONS FOR APPROVAL

The proposed access details are satisfactory from the highway safety point of view and the scale of the development is considered to be appropriate for the site and such that it would not have any seriously detrimental effect upon visual amenity or the amenities of nearby residents.



	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.
	This consent requires the construction, improvement or alteration of an access to the public highway.  Under the Highways Act 1980 Section 184 the County Council as Highway Authority must specify the works to be carried out.  Only the Highway Authority or a contractor approved by the Highway Authority can carry out these works and therefore before any access works can start you must contact the Environment Directorate for further information by telephoning Area Surveyor East 01254 823831 or writing to the Area Surveyor East, Lancashire County Council, Area Office, Riddings Lane, Whalley, Clitheroe BB7 9RW quoting the planning application number.



	4.
	In consideration of condition 4 on renewables the Council would have some regard to energy efficient measures used on buildings.



	5.
	Any works to the watercourse within or adjacent to the site which involve infilling, diversion, culverting or which may otherwise restrict flow, require the prior formal consent of the Environment Agency under Section 23 of the Land Drainage Act 1991.  Culverting other than for access purposes is unlikely to receive consent, without full mitigation of loss of flood storage and habitats.



	6.
	The applicant is advised to pay regard to the advice relating to Sustainable Drainage Systems contained in the letter dated 28 July 2010 from the Environment Agency.



	7.
	The applicant is advised that, in order to secure the necessary highway works, it will be necessary to enter into a formal Section 278 Agreement with Lancashire County Council (Highways).



	8.
	In respect of reserved matters the applicant shall ensure that adequate parking provisions shall be met within the site to ensure the adeqacy of the parking provisions in the interest of highway safety.

	JOHN HEAP
DIRECTOR OF COMMUNITY SERVICES
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