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	PARTICULARS OF DEVELOPMENT: 
	Outline application for the erection of one two-bedroom detached single storey dwelling with new access onto Preston Road with parking space for two cars in land adjacent Bolton Fold Cottage.

	AT: 
	Bolton Fold Cottage Alston Lane Longridge Lancashire PR3 3BN

	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
	Detailed plans indicating the site layout, the design and external appearance of the building, facing materials, landscape and boundary treatment, parking and manoeuvring arrangements of vehicles, including a contoured site plan showing existing features, 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 Policies G1, H2, ENV3 and ENV13 of the Ribble Valley Districtwide Local Plan and Core Strategy 2008/2028 Regulation 22 Submission Draft Policies DMG1, DME2 and DMH3 and Key Statement EN2.  In order that the Local Planning Authority should be satisfied as to the details and because the application was made for outline permission.



	3
	This permission shall be implemented in accordance with the proposed plan, reference number PLAN/PB/BFC/01 - Rev. A (that indicate the approved access) as amended by letter and plan received on the 30th of April 2013..

Reason:  For the avoidance of doubt since the proposal was the subject of agreed amendments.



	4
	The layout of the development shall include provisions to enable vehicles to enter and leave the highway in forward gear.  The vehicular turning space shall be laid out and be available for use before the development is brought into use.

Reason:  To comply with Policy G1 of the Ribble Valley Districtwide Local Plan and Core Strategy 2008/2028 Regulation 22 Submission Draft Policy DMG1.  Vehicles reversing to and from the highway are a hazard to other road users.



	5
	Any gateposts erected at the access shall be positioned 5m behind the nearside edge of the carriageway.  The gates shall open away from the highway.

Reason:  To comply with Policy G1 of the Ribble Valley Districtwide Local Plan, and Core Strategy 2008/2028 Regulation 22 Submission Draft Policy DMG1.  To permit vehicles to pull clear of the carriageway when entering the site and to assist visibility.



	6
	Any removal of vegetation including trees and hedges shall be undertaken outside the nesting bird season [March - August inclusive]

Any removal of vegetation out with the nesting bird season shall be preceded by a pre-clearance check by a licensed ecologist on the day of removal

Reason:  To ensure that there are no adverse effects on the favourable conservation status of birds.  To protect the bird population from damaging activities and reduce or remove the impact of development.  In accordance within guidance contained within the Wildlife & Countryside Act 1981 as amended and The Conservation [Natural Habitats & c.] Regulations 1994.



	7
	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, and Core Strategy 2008/2028 Regulation 22 Submission Draft Policy DMG1.



	8
	Prior to the commencement of development, the following information shall be submitted to the Local Planning Authority (LPA) for approval in writing:

(a)     A Desk Study which assesses the risk of the potential for on-site contamination and ground gases and migration of both on and off-site contamination and ground gases.

(b)     If the Desk Study identifies potential contamination and ground gases, a detailed Site Investigation shall be carried out to address the nature, degree and distribution of contamination and ground gases and shall include an identification and assessment of the risk to receptors as defined under the Environmental Protection Act 1990, Part IIA, focusing primarily on risks to human health and controlled waters. The investigation shall also address the implications of the health and safety of site workers, of nearby occupied building structures, on services and landscaping schemes and on wider environmental receptors including ecological systems and property.

The sampling and analytical strategy shall be submitted to and be approved in writing by the LPA prior to the start of the site investigation survey.

(c)     A Remediation Statement, detailing the recommendations and remedial measures to be implemented within the site.

Any works identified in these reports shall be undertaken when required with all remedial works implemented by the developer prior to occupation of the first and subsequent dwellings. 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. 



	9
	No development shall take place until details of the provisions to be made for building dependent species of conservation concern artificial bird nesting boxes and/or 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.  The details shall also identify 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 those dwellings/buildings 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, and the Conservation [Natural Habitats & c.] Regulations 1994.

 

	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 4th of February 2013 to be retained 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 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 ensure that any trees affected by development and 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 ENV13 of the District Wide Local Plan, and Core Strategy 2008/2028 Regulation 22 Submission Draft Policies DMG1, DME2 and DMH3 and Key Statement EN2.

Relevant Planning Policy
NPPF

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy H2 - Dwellings in the Open Countryside.

Policy ENV3 - Development in the Open Countryside.

Policy ENV13 - Landscape Protection.

SPG - "Extensions and Alterations to Dwellings".

Core Strategy 2008/2028 - A Local Plan for Ribble Valley Regulation 22 Submission Draft.

Policy DMG1 - General Considerations.

Policy DME2 - Landscape and Townscape Protection.

Policy DME3 - Site and Species Protection and Conservation.

Policy DMH3 - Dwellings in the Open Countryside and AONB.

Wildlife & Countryside Act 1981 as amended.

The Conservation [Natural Habitats & c.] Regulations 1994.

Addressing Housing Need in Ribble Valley.

Summary of Reasons for Approval

The proposal represents an appropriate form of development given its scale and location, and it would not result in visual detriment to the surrounding countryside, nor would its use have an adverse impact on highway safety.

The Local Planning Authority operates a pre-planning application advice service which applicants are encouraged to use.  This was used 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 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.



	
	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.

	
	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 Environment Directorate for further information by telephoning Area Surveyor East 01254 823831 or writing to the Area Surveyor East, Lancashire County Council, Area Office, Riddings Lane, Whalley, Clitheroe BB7 9RW quoting the planning application number.



	
	

	
	

	JOHN HEAP
DIRECTOR OF COMMUNITY SERVICES
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