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	PARTICULARS OF DEVELOPMENT: 
	Outline planning application for residential development, including details of the means of access to the land.

	AT: 
	Land adjacent to St Paul's Church Edisford Road Clitheroe Lancs

	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 three years beginning with the date of this permission and the development must be begun not later than whichever is the later of the following dates.

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

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



	2
	The permission shall relate to the development as shown on Plan Drawing number ER-P-01 Revision F.


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

P.T.O.

	3
	Detailed plans indicating:

(i)
the external appearance of the dwellings,

(ii)
the scale of the dwellings,

(iii)
the landscaping and boundary treatments,

(iv)
the parking and manoeuvring arrangements of vehicles, including a contoured site plan showing existing features, and

(v)
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 Policy DMG1 of the Core Strategy (Regulation 22 Submission Draft), and in order that the Local Planning Authority should be satisfied as to the details and because the application was made for outline permission.



	4
	Other than the opening required for the new vehicular access point onto Edisford Road, the existing stone wall fronting the site shall be retained at its existing height in perpetuity.  The details of the design, layout and alterations proposed to the stone wall in order to create the vehicular entrance to the site shall be submitted to the Local Planning Authority prior to the commencement of development on the site.


REASON:  To comply with Policy G1 of the Ribble Valley Districtwide Local Plan, and Policy DMG1 of the Core Strategy (Regulation 22 Submission Draft), and in order that the Local Planning Authority should be satisfied as to the details and because the application was made for outline permission.



	5
	The new estate road 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 ensure that satisfactory access is provided to the site before construction work commences.



	6
	Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (or any other order superseding it), there shall not at any time in connection with the development hereby permitted be erected or planted or allowed to remain upon the land hereinafter defined any building, wall, fence, hedge, tree, shrub or other device.


The visibility splay to be the subject of this condition shall be that land in front of a line drawn from a point 2.4m measured along the centre line of the proposed estate road from the continuation of the nearer edge of the carriageway of Edisford Road to points measured 43m in each direction along the nearer edge of the carriageway of Edisford Road, from the centre line of the access, and shall be constructed and maintained at footway/verge level in accordance with a scheme to be agreed by the Local Planning Authority in conjunction with the Highway Authority.


REASON:  To ensure adequate visibility at the street junction or site access.



	7
	Before the construction work commences facilities shall be provided within the site by which means the wheels of vehicles may be cleaned before leaving the site.


REASON:  To avoid the possibility of the public highway being affected by the deposit of mud and/or loose materials thus creating a potential hazard to road users.

P.T.O.

	8
	No part of the development shall be commenced until all the highway works to facilitate construction traffic access have been constructed in accordance with a scheme, which shall be submitted to and approved by the Local Planning Authority in consultation with the Highway Authority.


REASON:  To enable all construction traffic to enter and leave the premises in a safe manner without causing a hazard to other road users.



	9
	No part of the development hereby approved shall be occupied until all the off-site highway works have been constructed in accordance with a scheme, which shall be submitted to and approved by the Local Planning Authority in consultation with the Highway Authority.


REASON:  In order that the traffic generated by the development does not exacerbate unsatisfactory highway conditions in advance of the completion of the highway scheme/works.



	10
	Notwithstanding the submitted plans all garage doors shall be located at least 5.5m back from the highway boundary at all times and the garages and driveways thereafter kept clear for the parking of a private motor vehicle and cycle.


REASON:  To ensure satisfactory off street parking arrangements are preserved at all times.



	11
	With reference to any future reserved matters application, the approved dwellings shall be within the scale parameters highlighted within the Addendum to the Design and Access Statement received on the 19th of August 2013.


REASON: In the interests of visual amenity and the potential impact upon the amenity of the occupiers of the adjacent neighbouring properties, in accordance with Policies G1 and ENV3 of the Ribble Valley Districtwide Local Plan, and Policies DMG1 and DME2 of the Core Strategy (Regulation 22 Submission Draft).



	12
	The development hereby approved shall not exceed the erection of 8 dwellings in accordance with the submitted planning application forms.

REASON:  To ensure that there is no ambiguity in the decision notice over the amount of development hereby approved.



	13
	No development shall commence until such time as a scheme for the disposal of foul and surface waters has been submitted to, and approved in writing by, the Local Planning Authority.  The development shall be completed, maintained and managed in accordance with the approved details.


REASON:  To secure proper drainage and to reduce the risk of flooding in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan and Policy DMG1 of the Core Strategy (Regulation 22 Submission Draft).



	14
	For the avoidance of doubt, surface water must drain separately from the foul and no surface water will be permitted to discharge directly or indirectly into existing foul or combined sewerage systems.  Any surface water draining to the public surface water sewer must be restricted to a maximum pass forward flow of 5 l/s.  The development shall be completed, maintained and managed in accordance with the approved details.


REASON:  To ensure a satisfactory form of development, to prevent undue increase in surface water run off and to reduce the risk of flooding and pollution in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan and Policy DMG1 of the Core Strategy (Regulation 22 Submission Draft).

P.T.O.

	15
	Prior to commencement of any site works including delivery of building materials and excavations for foundations or services, all trees identified in the Arboricultural Development Report dated November 2012, and indicated on plan reference number ER-P-01 Revision F, shall be protected in accordance with the BS5837 2012 [Trees in Relation to Demolition, Design & 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 Council's 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 and 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 without 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 ensure that any trees affected by development and included are considered of visual, historic or botanical value are afforded maximum physical protection from the potential adverse affects of development.  In order to comply with planning policies G1 and ENV13 of the District Wide Local Plan and Policy DMG1 of the Core Strategy (Regulation 22 Submission Draft).



	16
	Once works commence on the site, should site operatives discover any adverse ground conditions and suspect it to be contaminated, they should report this to the Site Manager and the Contaminated Land Officer at Ribble Valley Borough Council.  Works in that location should cease and the problem area be roped off.  A Competent Person shall be employed to undertake sampling and analysis of the suspected contaminated materials.  A Report, which contains details of sampling methodologies and analysis results, together with remedial methodologies, shall be submitted to the Local Planning Authority for approval in writing.  The approved remediation scheme shall be implemented prior to further development works taking place and prior to occupation of the development.


On completion of the development/remedial works, the developer shall submit written confirmation, in the form of a Verification Report, to the LPA, that all works were completed in accordance with the agreed Remediation Statement.


REASON: To ensure that the site investigation and remediation strategy will not cause pollution of ground and surface waters both on and off site.



	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 .



	
	

	
	

	P.T.O.
	

	
	

	
	

	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.



	3
	Ribble Valley BC imposes a charge to the developer to cover the administration, and delivery costs in providing wheeled bins to each household within a new build property or conversion. Details of current charges are available from the RVBC Contact Centre on 01200 425111.



	4
	Before construction work commences, the developer should contact Eddie Mills, Ribble Valley District Highways Office, Lancashire County Council, Riddings Lane, Whalley BB7 9RW (tel. 08450 530011) and quote the planning application number, in order to discuss and agree the access for construction traffic and times of working.



	5
	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 Ribble Valley District Highways Office, Lancashire County Council, Riddings Lane, Whalley BB7 9RW (tel. 0845 0530011) and quote the planning application number.



	6
	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.



	7
	If approved, the applicant should contact UU Service Enquiries on 0845 7462200 regarding connection to the water mains/public sewers.

	JOHN HEAP
DIRECTOR OF COMMUNITY SERVICES
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