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	DEVELOPMENT PROPOSED:
	Proposed replacement two-storey dwelling following demolition of the existing bungalow. Re-submission of refused application 3/2012/0552P.

	AT:
	Shay Cross Old Back Lane Wiswell Lancashire BB7 9BS

	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 on Plan Reference numbers Thorn/01 Dwg 01, Thorn/01 Dwg 03, 010-230 Drg. No. 01 Rev. A, 010-230 Drg. No. 02 Rev. B, 010-230 Drg. No. 03 Rev. A, 010-230 Drg. No. 04 Rev. A, 010-230 Drg. No. 05 Rev. A and 010-230 Drg. No. 06 Rev. A.

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



	3. 
	Before their use in the proposed works, precise specifications and samples of,

- walling and roofing materials,

- details of any window and door surrounds including materials to be used, and

- details of the proposed fenestrtion and doors including materials to be used,

shall have been submitted to and approved by the Local Planning Authority.

Reason:  In order that the Local Planning Authority may ensure that the materials to be used are appropriate to the locality, given the location of the property adjacent to a Conservation Area, in accordance with Policy G1 and ENV16 of the Ribble Valley Districtwide Local Plan, Policies DMG1, DME4 and DMH5 and Key Statement EN5 of the Core Strategy (Regulation 22 Submission Draft, and guidance within the NPPF.

P.T.O.

	4. 
	Unless otherwise agreed in writing with the Local Planning Authority the development shall be carried out in strict accordance with the recommendations of the bat survey and report submitted with the application dated 3rd of April 2012.

Reason:  To ensuring that no species/habitat protected by the Wildlife and Countryside Act 1981 are destroyed, and to protect the bat population from damaging activities and reduce or remove the impact of development.



	5. 
	No built development shall take place until details of the provisions to be made for building dependent species of conservation concern artificial bird nesting boxes and artificial bat roosting sites have been submitted, and approved by the local planning authority. 

The details shall be submitted on a building dependent bird/bat species development site plan and include details of the actual wall and roof elevations into which the above provisions shall be incorporated -north/north east elevations for birds & elevations with a minimum of 5 hours morning sun for bats.

The artificial bird/bat boxes shall be incoporated into the dwelling during the actual construction of those individual identified on the submitted plan before the development is first brought into use, unless otherwise agreed in writing by the local planning authority.

Reason:  To ensure that bird and bat species are protected and their habitat enhanced, in accordance with the Wildlife & Countryside Act 1981 as amended, the Conservation [Natural Habitats & c.] Regulations 1994.



	6. 
	The proposed garage shall not be used for any purpose (including any purpose ordinarily incidental to the enjoyment of the dwelling house as such) which would preclude its use for the parking of a private motor vehicle.

Reason:  In the interests of visual amenity and to facilitate adequate vehicle parking and/or turning facilities to serve the dwelling in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan, the adopted Supplementary Planning Guidance "Extensions and Alterations to Dwellings", Policy DMG1 of the Core Strategy (Regulation 22 Submission Draft, and guidance within the NPPF.



	7. 
	Any gateposts erected at the vehicular entrance to the site shall be positioned 5m behind the nearside edge of the access track and the gates shall open away from the highway.

Reason:  To comply with Policy G1 of the Ribble Valley Districtwide Local Plan, Policy DMG1 of the Core Strategy (Regulation 22 Submission Draft, and guidance within the NPPF.  To permit vehicles to pull clear of the access track when entering the site and to assist visibility.



	8. 
	Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 2008 (or any Order revoking, amending or re-enacting that Order) any future extensions and/or alterations to the dwelling including any development within the curtilage as defined in Schedule 2 Part 1 Classes A to H shall not be carried out without the formal written consent of the Local Planning Authority.

Reason:  In the interests of the visual amenity of the area and in order to protect any potential impacts upon the amenity of the occupiers of adjacent properties, in accordance with Policies G1 and ENV16 of the Ribble Valley Districtwide Local Plan, Policies DMG1, DME4 and DMH5 and Key Statement EN5 of the Core Strategy (Regulation 22 Submission Draft, and guidance within the NPPF.

P.T.O.

	9. 
	The first floor windows on the east (side) facing elevation of the new dwelling shall be obscurely glazed, the details of which shall be submitted to, and agreed in writing, by the Local Planning Authority before development commences; and also fitted with restrictors limiting the degree of opening of each opening light to not more than 45°.  Thereafter it shall be maintained in that condition in perpetuity to the satisfaction of the Local Planning Authority.

Reason:  In order to protect nearby residential amenity as required by with Policies G1 and H10 of the Ribble Valley Districtwide Local Plan and the adopted Supplementary Planning Guidance - "Extensions and Alterations to Dwellings", Policy DMG1 of the Core Strategy (Regulation 22 Submission Draft, and guidance within the NPPF.



	10. 
	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 dated 24th of November 2012 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 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 ensure that any trees affected by development and included in a TPO or considered to be 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 ENV16 of the District Wide Local Plan, Policies DMG1, DME4 and DMH5 and Key Statement EN5 of the Core Strategy (Regulation 22 Submission Draft, and guidance within the NPPF.



	11. 
	The demolition of the existing dwelling shall not 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, Policy DMG1 of the Core Strategy (Regulation 22 Submission Draft, and guidance within the NPPF.

P.T.O.




Relevant planning policy

	NPPF.

Policy G1 - Development Control.

Policy ENV16 - Development within Conservation Areas.

Policy ENV17 - Details required with proposals in Conservation Areas.

Policy ENV19 - Listed Buildings.

Policy H10 - Residential Extensions.

SPG - "Extensions and Alterations to Dwellings".

Wiswell Conservation Area Appraisal.

Planning (Listed Buildings and Conservation Areas) Act 1990.

Wildlife & Countryside Act 1981 as amended.

Conservation [Natural Habitats & c.] Regulations 1994.

Policy DMG1 of the Core Strategy (Regulation 22 Submission Draft).

Policy DME4 of the Core Strategy (Regulation 22 Submission Draft).

Policy DMH5 of the Core Strategy (Regulation 22 Submission Draft).

Key Statement EN5 of the Core Strategy (Regulation 22 Submission Draft).


	Summary of reasons for approval

The proposal represents an appropriate form of development and given its design and location would not result in visual detriment to the surrounding countryside, harm to the character or setting of the adjacent Conservation Area or Listed Buildings, and nor would the proposal have an adverse impact on highway safety.


	The Local Planning Authority operates a pre-planning application advice service which applicants are encouraged to use.  Advice was sought in this case, and 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.



	3. 
	The applicant/owner shall be mindful of the advice given by United Utilities on the 25th of March 2013 in regards to site being drained on a separate system, with only foul drainage connected into the foul sewer.  The applicant/owner should contact UU Service Enquiries on 0845 7462200 regaridng connection to the water mains/public sewers.




JOHN HEAP

DIRECTOR OF COMMUNITY SERVICES
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