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	DEVELOPMENT PROPOSED:
	Erection of office development on open storage site, including parking and servicing area and improvement of existing access.

	AT:
	Land adjacent to Myerscough Road Mellor Brook 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. 
	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. 
	2.
The permission shall relate to the development as shown on Plan Drawing No's 11.139-01 Rev. A, 11.139-02 Rev. H, 11.139-03 Rev. D, 11.139-05 and NW/LPL/MELLOR.1/01 Rev. B.


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



	3. 
	Precise specifications and samples of walling and roofing materials and details of the cladding to be used (including materials) 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. 
	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.



	5. 
	Prior to the completion of the development, the barrier indicated on the revised site plan dwg. no. 11.139-02 Rev.H shall be erected at the access, a minimum of 5m behind the nearside edge of the carriageway.  This or any replacement barrier shall not open towards the highway and shall remain closed and locked when the building is unoccupied.

REASON: To permit vehicles to pull clear of the carriageway when entering the site in the interests of highway safety, and to provide security on site when the building is unoccupied.  In order to comply with planning policies G1 and G11 of the District Wide Local Plan.



	6. 
	Before the access is used for vehicular purposes, the access and car park area detailed on drawing no. NW/LPL/MELLOR.1/01 Rev. B shall be appropriately paved in tarmacadam, concrete, block paviours, or other approved materials.  The parking and manoeuvring areas shall be laid out in accordance with drawing no. NW/LPL/MELLOR.1/01 Rev. B and shall be available for use before the development is brought into use.


REASON: To prevent loose surface material from being carried onto the public highway thus causing a potential source of danger to other road users, and to provide adequate car parking facilities for the development.  In order to comply with planning policy G1 of the District Wide Local Plan.



	7. 
	The proposed access to the site shall be constructed to a minimum width of 5.5m between the car parking area and the nearside edge of the carriageway.


REASON: To enable vehicles to enter and leave the premises in a safe manner without causing a hazard to other road users, and in order to comply with planning policy G1 of the District Wide Local Plan.



	8. 
	No part of the development shall commence until a scheme for the construction of the site access and the off-site highway improvement works has been submitted to, and approved by, the Local Planning Authority in consultation with the Highway Authority.


REASON: To satisfy the Local Planning Authority and Highway Authority that the final details of the highway works are acceptable before work commences on site, and in order to comply with planning policy G1 of the District Wide Local Plan.

P.T.O.

	9. 
	The development hereby permitted shall not be commenced until details of the landscaping of the site, including details relating to 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 gates/barriers proposed, fencing and screening.  


The approved landscaping scheme shall be implemented in the first planting season prior to commencement of the development unless otherwise agreed by the Local Planning Authority, 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.



	10. 
	No vegetation (or other habitat) should be removed or disturbed during the bird-breeding season (February to July inclusive) until or unless this has been first checked for breeding birds by a qualified ecologist.  The details of such a report should be presented to and approved in writing by the Local Planning Authority prior to any works commencing.


REASON:  To protect the breeding habitats of the local bird population in accordance with the Wildlife & Countryside Act 1981 as amended.



	11. 
	No development shall take place until a Construction Method Statement has been submitted to, and approved in writing by, the Local Planning Authority.  The approved Statement shall be adhered to throughout the construction period. The Statement shall provide for:

a.
the parking of vehicles of site operatives and visitors,

b.
loading and unloading of plant and materials,

c.
storage of plant and materials used in constructing the development,

d.
wheel washing facilities,

e.
measures to control the emission of dust and dirt during construction,

f.
a scheme for recycling/disposing of waste resulting from construction works, and

g.
commencement and finishing hours of the construction activity.

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



	12. 
	Prior to the commencement of any built development, a lighting scheme shall be submitted for approval by the Local Planning Authority.  The plans shall detail the position of any external lights, whether attached to the building or within the car park, and highlight their luminance levels.


REASON: In the interests of protecting residential amenity and highway safety in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan, and to avoid dazzle, glare or distraction.

P.T.O.

	13. 
	The internal source of illumination shall be reduced in intensity if necessary and be maintained at an approved level.

REASON:  To comply with Policy G1 of the Ribble Valley Districtwide Local Plan and to avoid glare, dazzle or distraction to passing motorists.



	14. 
	Prior to commencement of any site works including delivery of building materials and excavations for foundations or services all trees identified to be retained in the tree survey report by Iain Tavendale Arboricultural Consultant, dated the 11th of May 2012 [T1 and T3 inclusive] shall be protected in accordance with the BS5837 2012 [Trees in Relation to Design, Demolition & Construction].  Details of all tree protection measures shall be agreed in writing and implemented under the supervision of a qualified Arboriculturalist in liaison with the Countryside/Tree Officer for Ribble Valley Borough Council.


A tree protection-monitoring schedule shall be submitted, agreed in writing and monitored by the local planning authority.  The local planning authority will inspect all tree protection measures before any site works are begun.


The root protection/construction exclusion zone shall be 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 works shall be implemented without the local planning authority's prior written consent.  All tree works shall be in accordance with BS3998 2010 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 are afforded maximum physical protection from the adverse affects of development.  In order to comply with planning policies G1 and ENV13 of the District Wide Local Plan, to ensure that trees of visual amenity/botanical/historical value are protected against adverse affects of the development.




Relevant planning policy

Policy G1 - Development Control.
Policy G5 - Settlement Strategy.
Policy G11 – Crime Prevention.
Policy ENV3 – Development in Open Countryside.
Policy ENV13 – Landscape Protection.
Policy T1 – Parking Provision.
Policy T7 – Parking Provision.
The Conservation of Habitats and Species Regulations 2010 (as amended).
Wildlife & Countryside Act 1981 as amended.
National Planning Policy Framework.
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 area, it would not have a significant detrimental impact on nearby residential amenity and nor would its use have an adverse impact on highway safety.  P.T.O.
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.



	3. 
	Development on this site should be drained on separate foul and surface water systems.  All foul drainage must be connected to the foul sewer and only uncontaminated surface water should be connected to the surface water system.


However, where there are established combined systems the possibility of deviation from this general policy may be discussed with the Council's Chief Technical Officer.


Surface water must discharge to either soakaway or directly to the nearby Mellor Brook watercourse and may require the consent of the Local Authority.  Surface water cannot be allowed to drain to the public sewer network because there are registered flooding issues downstream.


A separate metered supply to each unit will be required at the applicant's expense and all internal pipe work must comply with current water supply (water fittings) regulations 1999.


Applicant should contact United Utilities Service Enquiries team on 0845 7462200 regarding connection to the water mains/public sewers.


This consent requires the 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 Lancashire County Council for further information.




JOHN HEAP

DIRECTOR OF COMMUNITY SERVICES
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