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	DEVELOPMENT PROPOSED:
	Proposed erection of kitchen extension, utility store (retrospective) and extension to car park from 48 spaces and 4 disabled spaces to 74 car parking spaces and 8 disabled spaces. 



	AT:
	The Sanctuary of Healing Dewhurst Road Langho 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 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. 
	The permission shall relate to the development as shown in the following paperwork and on the following Drawing Numbers:

12.148 - 05 - Existing Site Plan, 

12.148 - 06 - Existing Floor Plan

12.148 - 08 - Existing Elevations

12.148 - 01 Rev. D - Proposed Site Plan, received 15 March 2013, 

12.148 - 09 - Proposed Elevations, 

12.148 - 10A - Proposed Utility Room (Retrospective), 

1680 - 01 - Tree Survey Drawing,    

1680 - 02  Rev.  B - Tree Constraints, received 08 February 2013,

1680 - 03  Rev. B - Tree Replacement Planting, received 08 February 2013, and,  

Tree Survey Report, dated January 2013. 

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

P.T.O.

	3. 
	No part of the development shall commence until a method statement for the re-establishment of the excavated area of Rhizosphere of the protected tree [T2 - Horse Chestnut] has been submitted. The details of which shall include details on appropriate soil and organic mulch materials, depth of infill and monitoring of tree health. The remaining unaffected area of the Rhizosphere shall be maintained at the current levels.    

REASON:  In order to decrease stress, increase drought resistance, availability of nutrients, improve soil fertility and create conditions for healthier root system in accordance with Policies G1 and ENV13 of the Ribble Valley Districtwide Local Plan and Policies DMG1, DME1 and EN2 of the Ribble Valley Core Strategy (Regulation 22 Submission Draft).



	4. 
	No part of the development hereby granted consent shall commence until a method statement for the construction of the section of the extended access road [drawing no 1218 01 Rev C] running within the root protection areas of trees T12/T13/T14 and disabled parking areas within the root protection zones of trees T6/T7] has been submitted. 

Construction shall be above existing ground level using a no dig construction method in accordance with the details [figure 2 drawing no 02 Revision B] using a load bearing geo-grid system laid directly onto existing ground, made up in layers and consisting of a two dimensional grid/three dimensional load spreader and a filled with a type one aggregate topped with permeable setts on a sand bed.

Reason: In order to prevent root damage and ground compaction near to trees, protected by a Tree Preservation Order, to ensure the long-term survivability of these important trees, in accordance with policies G1 and ENV13 of the Districtwide Local Plan and policies DMG1 and EN2 of the Regulation 22 Submission Draft Core Strategy. 



	5. 
	Prior to commencement of any site works including delivery of building materials and excavations for foundations or services all trees identified in the arboricultural/tree survey and included in the Langho Tree Preservation Order [G4/G5/W3] shall be protected in accordance with the BS5837 2012 [Trees in Relation to Design/Demolition & Construction] the details of which shall be agreed in writing and implemented in full under the supervision of a qualified arboriculturalist and in liaison with the Countryside/Tree Officer. A tree protection - monitoring schedule shall be agreed and tree protection measures inspected by the local planning authority before any site works are begun. 

The root protection/exclusion zone 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/exclusion 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 is in accordance with BS3998 for tree work and carried out by an approved arboricultural contractor.

Reason: In order to comply with policies G1 and ENV13 of the Districtwide Local Plan and polciies DMG1 and EN2 of the Regulation 22 Submission Draft Core Strategy, 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 potential adverse affects of development.

P.T.O.

	6. 
	The approved landscaping scheme, shown on drawing number 1680-03 Rev.B 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 originallyplanted.

Reason: In the interests of the amenity of the area and to replace those trees which have already suffered as a result of works applied for retrospectively and to comply with Policies G1 and ENV13 of the Ribble Valley Districtwide Local Plan and Policies DMG1 and EN2 of the Regulation 22 Submission Draft Core Strategy.


Relevant planning policy

	Districtwide Local Plan

Policy G1 - Development Control.

Policy ENV13 - Landscape Protection.

Regulation 22 Submission Draft Core Strategy

Policy DMG1 - General Considerations.

Policy EN2 - Landscape.


	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.


	The Local Planning Authority operates a pre-planning application advice service which applicants are encouraged to use. Whether or not this was used, the Local Planning Authority has endeavoured to work proactively and positively to resolve issues and considered the imposition of appropriate conditions and amendments to the application to deliver a sustainable form of development.



	


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.


JOHN HEAP

DIRECTOR OF COMMUNITY SERVICES
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