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	DEVELOPMENT PROPOSED:
	Proposed demolition of all buildings on the site (existing house, kennels and various outbuildings) and erection of a new dwelling house (including Bed & Breakfast element).

	AT:
	The Eaves Pendleton Road Wiswell Lancashire BB7 9BZ

	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 scheme as detailed on drawings:


105/01(02)001REVB;    105/01(00)002;          105/01(02)003REVD; 105/01(02)004REVB; 105/01(02)005REVB; 105/01(02)006REVB; 105/01(02)007REVC; 105/01(02)008REVA; 105/01(02)009REVB; 105/01(02)010REVB; 105/01(02)011REVB; 105/01(02)012REVB; 105/01(02)013REVB; and 105/01(02)014REVB.


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



	3. 
	Precise specifications and samples of walling and roofing materials and details of any window and door surrounds including materials to be used 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.

P.T.O.

	4. 
	Prior to the commencement of the development hereby permitted, details of the type, coursing and jointing of the natural stone to be used shall be submitted to and approved in writing by the Local Planning Authority.  The development shall be built to conform with the details which shall have been so approved.


REASON:  In the interest of the visual amenity of the area and so that the Local Planning Authority shall be satisfied as to the details and in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.



	5. 
	Notwithstanding the submitted details, the development hereby permitted 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 10 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.



	6. 
	This permission shall relate to the Extended Phase I Habitat Survey; Stage 1 Arboricultural Report with Tree Constraints Plan and Arboricultural Implications Assessments to aid in the size and design/layout and stage 2 arboricultural indications assessment and method statement submitted with the application.  All details shall comply fully with recommendations of those reports.


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



	7. 
	Unless otherwise agreed in writing with the Local Planning Authority the development shall be carried out in strict accordance with the recommendations and mitigation notes attached to the protected species survey submitted with the application dated 25 May 2011.


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.

P.T.O.



	8. 
	All details of external lighting shall be submitted to and approved by the Local Planning Authority in relation to both lighting on the main building as well as within the curtilage of the proposal. 

REASON: In order to prevent light spillage and safeguard residential amenity and to comply with Policies G1 and ENV2 of the Ribble Valley Districtwide Local Plan.




Relevant planning policy

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV2 - Land Adjacent to Area of Outstanding Natural Beauty.

Policy ENV3 - Development in Open Countryside.

Policy ENV13 - Landscape Protection.

Policy RT1 - General Recreation and Tourism Policy.

Policy T1 - Development Proposals - Transport Implications.

Policy T7 - Parking Provision.

Policy H14 - Rebuilding/Replacement Dwellings - Outside Settlements.

Policy EMP11 - Loss of Employment Land.

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

Policy DP2 - Promote Sustainable Communities - North West of England Regional Spatial Strategy to 2021.

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

Policy RDF2 - Rural Areas - North West of England Regional Spatial Strategy to 2021.

Policy W6 - Tourism and the Visitor Economy - North West of England Regional Spatial Strategy to 2021.

Policy EM1 - Integrated Enhancement and Protection of the Regions Environmental Assets - North West of England Regional Spatial Strategy to 2021.

PPS1 - Delivering Sustainable Development.

PPS7 - Sustainable Development in Rural Areas.

The Good Practice Guide on Planning for Tourism.


	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 applicant is requested to have regard to the need to safeguard residential amenity during the construction process and that every effort should be made to minimise disturbance to local residents.


JOHN HEAP

DIRECTOR OF COMMUNITY SERVICES
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