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	DEVELOPMENT PROPOSED:
	Proposed New Building within existing rear garden area - Single Storey to accommodate open loggia and small swimming pool. Photovoltaic panels located on roof facing south.

	AT:
	Newton House Franklin Hill Brockhall Village BB2 8HY

	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:

GF10.02 A - Plans and Elevations, and the amended site layout plan received on 24th June 2013 carrying reference No 13/BAD/ 

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

	3. 
	Precise specifications or samples of walling and roofing materials and details of any surface materials to be used including their colour and texture shall have been submitted to and approved 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 and Policy DMG1 of the Ribble Valley Core Strategy 2008-2028 (Regulation 22 Submission Draft).

	4. 
	Notwithstanding any indication on the approved plans, no development approved by this permission shall commence until a scheme for the disposal of domestic foul, domestic surface water and discharges from the swimming pool has been submitted to and approved in writing by the Local Planning Authority. For the avoidance of doubt, surface water must drain separate from the foul. Any discharge from the swimming pool draining to the public foul or combined sewer must be restricted to a maximum pass forward flow of 5l/s. The development shall be completed, maintained and managed in accordance with the approved details.

Reason: To ensure a satisfactory form of development and to prevent an undue increase in surface water run off and to reduce the risk of flooding in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan and Policy DMG1 of the Ribble Valley Core Strategy 2008-2028 (Regulation 22 Submission).



	5. 
	The swimming pool hereby approved shall be for private and domestic purposes only and no trade or business whatsoever shall be carried out from within the building.  

Reason:  In order to safeguard nearby residential amenities as provided for within Policies G1 and H10 of the Ribble Valley Districtwide Local Plan and Policies DMG1 and DMH5 of the Ribble Valley Core Strategy 2008-2028 (Regulation 22 Submission Draft).



	6. 
	Prior to commencement of any site works including delivery of building materials and excavations for foundations or services the trees identified on plan no 13/BAD received by the LPA on 24th June 2013 as T1 and T2 shall be protected in accordance with the BS5837 2012 [Trees in Relation to Demolition, Design & Construction] with a minimum Root Protection Area (RPA) of 5m 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 included in a Tree Preservation Order/ Conservation area/considered to be of visual, historic or botanical value are afforded maximum physical protection from the potential adverse affects of development in accordance with Policies G1 and ENV13 of the Ribble Valley Districtwide Local Plan and Policies DMG1 and DME1 of the Ribble Valley Core Strategy 2008-2028 (Regulation 22 Submission Draft). 



	7. 
	Once works commence on 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 roped off whilst sampling and analysis of the suspected contaminated materials is undertaken. A report that 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.

Should no adverse ground conditions be encountered during site works and/or development, a verification statement shall be forwarded in writing to the Local Planning Authority prior to occupation of the building(s), which confirms that no adverse conditions were found.

Reason: To ensure that the site investigation and remediation strategy will not cause pollution of ground and surface waters both on and off site in accordance with Policies G1 and ENV13 of the Ribble Valley Districtwide Local Plan and Policies DMG1 and EN2 of the Ribble Valley Core Strategy (Regulation 22 Submission Draft).




Relevant planning policy

Policy G1 - Development Control

Policy H10 - Residential Extensions

Policy DMG1 - General Considerations.

Policy DMH5 - Residential and Curtilage Extensions.

Summary of reasons for approval

The proposal has no significant detrimental impact on nearby residential amenity nor would it have an adverse visual impact.

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

	3. 
	Discharges from the swimming pool are likely to be contaminated and should be connected to the foul sewer. They may be regarded as trade effluents and may require the formal consent of United Utilities.

If this development results in a trade effluent discharge to a public sewer, the applicant will need Trade Effluent Consent to discharge to the Public Sewer. The applicant must discuss this with our Regulatory Controller, please email tequery@uuplc.co.uk to determine whether consent is required.




JOHN HEAP

DIRECTOR OF COMMUNITY SERVICES
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