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	PARTICULARS OF DEVELOPMENT: 
	Outline application for residential development (nine dwellings).

	AT: 
	Land off Clitheroe Road Barrow Clitheroe Lancashire BB7 9AQ

	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.

REASON: In order that the Local Planning Authority shall be satisfied as to the details and because the application was made for outline permission and comply with Policy G1 of the Ribble Valley Districtwide Local Plan.



	2
	The permission shall relate to the development as shown on Plan Drawing number TRI-0953-01, TRI-0953-02 and Tri-0953-03.


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 access onto the site including sight lines,

(ii)
the layout of the site,

(iii)
the external appearance and scale of the dwellings,

(iv)
the landscaping and boundary treatments,

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

(vi)
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 and ENV3 of the Ribble Valley Districtwide Local Plan, and Policies DMG1 and DME2 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
	The development shall not begin until a scheme to secure the affordable housing has been submitted to and approved in writing by the Local Planning Authority.  The affordable housing shall be provided in accordance with the approved scheme, unless otherwise agreed in writing with the local planning authority, and shall meet the definition of affordable housing in Annex 2 of the NPPF or any future guidance that replaces it.  The scheme shall include:

i)
the numbers, type, tenure and location on the site of the affordable housing provision to be made which shall consist of not less than 30% of housing units;

ii)
the timing of the construction of the affordable housing and its phasing in relation to the occupancy of the market housing;

iii)
the arrangements for the transfer of the affordable housing to an affordable housing provider;

iv)
the arrangements to ensure that such provision is affordable for both first and subsequent occupiers of the affordable housing; and

v)
the occupancy criteria to be used for determining the identity of occupiers of the affordable housing and the means by which such occupancy criteria shall be enforced.


REASON: For the avoidance of doubt as the permission is subject to an agreement in relation to the affordable housing approved, in accordance with the document 'Addressing Housing Need in Ribble Valley' and guidance within the NPPF.



	5
	With reference to any future reserved matters application, the approved dwellings shall be within the scale parameters highlighted within the Design and Access Statement submitted with the application.


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).



	6
	The development hereby approved shall not exceed the erection of 9 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.

P.T.O.

	7
	The development hereby permitted shall not be commenced until such time as a scheme to dispose of foul drainage has been submitted to, and approved in writing by, the Local Planning Authority.  The scheme shall be submitted as approved.


REASON:  To ensure that the development does not increase the risk of pollution to controlled waters in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan and Policy DMG1 of the Core Strategy (Regulation 22 Submission Draft).



	8
	Notwithstanding any indication on the approved plans, no development approved by this permission shall commence until a scheme for the disposal of foul and surface waters 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 unless otherwise agreed in writing by the Local Planning Authority, no surface water will be permitted to discharge directly or indirectly into existing foul, combined or surface water sewerage systems.  The development shall be completed, maintained and managed in accordance with the approved details.


REASON:  To 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).



	9
	Unless otherwise agreed in writing by the Local Planning Authority, no building shall be erected within 3 metres of any public sewer.


REASON:  To protect existing service infrastructure.



	10
	If any tree felling or hedgerow removal is carried out during the bird -breeding season it shall be preceded by a pre-clearance nesting bird survey by an experienced ecologist/ornithologist.  If nesting birds are found an exclusion zone shall be maintained around any occupied nest and these areas shall not be cleared until declared free of nesting birds by an ecologist/ornithologist.


REASON: To ensure that bird species are protected and their habitat enhanced in accordance with the Wildlife & Countryside Act 1981 as amended, the conservation [Natural Habitats & c.] Regulations 1994 and the District Wide Local Plan.  To protect species protected in law/of conservation concern against harmful activities of development, as trees and hedgerows are important for bird species as identified on the RSPB register of birds of conservation concern/East Lancashire Ornithological database.



	11
	If works are required in the proximity of the watercourse, the contractor must provide a method statement to ensure that any silt or other pollutants including hydrocarbons are not released into the water feature, with extra vigilance considered during periods of wet weather or high flows.  Any dewatering works must pass through adequate silt removal apparatus prior to returning to the watercourse.


REASON:  All works within the vicinity of any watercourse should be in accordance with the EA Pollution Prevention Guidance.

P.T.O.

	12
	
No part of the development shall take place until an updated ecological survey has been carried out during the optimum period.  The results of the updated survey shall be submitted to the Local Planning Authority and if such a use by a protected species of any part of the land included in the planning permission granted is established, a mitigation scheme including appropriate protected species license details, if required, shall be submitted to the Local Planning Authority before any work commences on the approved development.


The actions, methods & timings included in the mitigation measures identified and the conditions of any Natural England License shall be fully implemented and adhered to.  


REASON:  The timing of the ecological appraisal dated January 2013 was outside the optimum period for assessing some habitats and species of flora and fauna.



	13
	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 January 2013 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 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 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).



	14
	With reference to any future reserved matters application, measures to enhance the biodiversity of the site, as referenced at paragraph 4.11 of the Ecological Appraisal Survey Report, shall be submitted as part of the reserved matters for the site.


REASON:  In accordance with paragraphs 109 and 118 of the NPPF, and to ensure that 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.



	
	

	
	

	
	

	P.T.O.
	

	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 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
	Surface water run-off should be controlled as near to its source as possible through sustainable drainage approach to surface water management (SUDS).  SUDS are an approach to managing surface water run-off which seeks to mimic natural drainage systems and retain water on or near the site as opposed to traditional drainage approaches which involve piping water off site as quickly as possible.  SUDS involve a range of techniques including soakaways, infiltration trenches, permeable pavements, grassed swales, ponds and wetlands that attenuate the rate and quantity of surface water run-off from a site, and contribute to a reduced risk of flooding.  SUDS offer other benefits in terms of promoting groundwater recharge, water quality improvement and amenity enhancements. Approved Document Part H of the Building Regulations 2000 sets out a hierarchy for surface water disposal that encourages a SUDS approach. Further information on SUDS can be found in the following documents:

· C522: Sustainable Urban Drainage Systems - Design Manual for England and Wales (CIRIA)

· Interim Code of Practice for Sustainable Drainage Systems (SUDS Working Group)



	5
	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.

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



	6
	Any works to the watercourses within or adjacent to the site which involve infilling, diversion, culverting or which may otherwise restrict flow, require the prior formal consent of LCC under Section 23 of the Land Drainage Act 1991.  Culverting other than for access purposes is unlikely to received Consent, without full mitigation for loss of flood storage and habitats.

P.T.O.

	7
	The layout of any proposed scheme should be designed to incorporate the watercourse on site as a feature of the development.  EA recommend against a layout hiding the watercourse at the rear of dwellings behind fences.  A suitable buffer between the development and the watercourse should be maintained to protect the watercourse, retain access for future maintenance and reduce risk of polluted water draining to it.

	JOHN HEAP
DIRECTOR OF COMMUNITY SERVICES
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