RIBBLE VALLEY BOROUGH COUNCIL

OUTLINE PLANNING PERMISSION

Application No:    3/2013/0737                               DECISION DATE:     24 June 2014


	RIBBLE VALLEY BOROUGH COUNCIL
	
	

	Development Department
	
	
	
	

	Council Offices, Church Walk, Clitheroe, Lancashire, BB7 2RA
	
	
	

	Telephone: 01200 425111
	Fax: 01200 414488
	
	Planning Fax: 01200 414487
	

	Town and Country Planning Act 1990
	
	
	
	

	OUTLINE PLANNING PERMISSION


	
	
	

	APPLICATION NO:
	3/2013/0737
	
	
	

	DECISION DATE:
	24 June 2014
	
	
	

	DATE RECEIVED:
	12/08/2013
	
	
	

	APPLICANT:
	
	
	AGENT:
	
	

	Mr Chris Hanson

c/o Agent
	
	I D Planning

Atlas House

31 King Street

Leeds

W. Yorkshire

LS1 2HL

	
	
	

	
	
	

	
	
	

	
	
	

	PARTICULARS OF DEVELOPMENT: 
	Proposed residential development (up to 43 dwellings including 30% affordable) with partial means of access to, but not within, the site.

	AT: 
	Hanson Garden Centre Whalley Road Barrow Lancashire 

	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
	An application for approval of reserved matters shall be made to the Local Planning Authority not later than the expiration of three years beginning with the date of this permission and the development shall be begun not later than the expiration of two years from the final approval of the reserved matters. 

REASON: Required to be imposed pursuant to Section 92 of the Town and Country Planning Act 1990, as amended by Section 51 of the Planning and Compulsory Purchase Act 2004.



	2
	(a) No development shall take place without the prior written approval of the Local Planning Authority of the reserved matters, that is, details of: (i) the layout (ii) the scale (iii) the appearance (iv) the means of access to the buildings (including the provision to be made for vehicle and cycle parking, demonstrating at least 2no. car parking spaces within the curtilage of the site) and (v) the landscaping of the site (including any proposed changes to existing ground levels, means of enclosure and boundary treatment, hard surfaced areas and materials planting plans, specifications and schedules, existing plants to be retained and showing how account has been taken of any underground services);

(b) The approved proposals relating to means of access to the buildings and parking provision shall be carried out in accordance with the approved details prior to the first occupation of the development and retained thereafter at all times.

(c) The approved proposals relating to landscaping shall be implemented in accordance with the approved details in the first planting season following the first occupation of the development.  Any trees or shrubs planted in accordance with this condition which are removed, uprooted, destroyed, die or become severely damaged or seriously diseased within 5 years of planting shall be replaced within the next planting season by trees or shrubs of similar size and species to those originally required to be planted, unless the Local Planning Authority give its written consent to any variation. 

REASON:  To comply with Policy G1 of the Ribble Valley Districtwide Local Plan and Policy DMG1 of the Ribble Valley Core Strategy (Post Submission Version Including Proposed Main Changes) in order that the Local Planning Authority should be satisfied as to the details, because the application was made for outline permission without the details referred to in the condition.     

	3
	The reserved matters application shall be accompanied by a scheme for the disposal of foul and surface waters, which shall be based on sustainable drainage principles and shall include an assessment of hydrological and hydrogeological context.  The scheme shall demonstrate the surface water run off generated  up to and including the 1 in 100 year plus climate change critical storm will not exceed previous run off rates following the corresponding rainfall event.  The scheme shall be implemented in accordance with the approved details prior to the completion of the development.

REASON: To prevent increased risk of flooding and pollution of the water environment and  to ensure satisfactory means of foul drainage in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan and Policy DMG1 of the Ribble Valley Core Strategy (Post Submission Version Including Proposed Main Changes). 



	4
	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 Part IIA of the Environmental Protection Act 1990, focusing primarily on risks to human health and controlled waters. The investigation shall address 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 approved in writing by the LPA prior to the site investigation survey.

(c) If the site investigation indicates remediation is necessary, a Remediation Statement detailing the recommendations and remedial measures to be implemented within the site shall be submitted to and approved in writing by the LPA.  The remediation shall be carried out in accordance with the agreed statement and on completion of the development/remedial works, the developer shall submit a Verification Report to the LPA for approval in writing that certifies that all works were completed in accordance with the agreed Remediation Statement prior to the first occupation of the development.  

REASON: To ensure that the site investigation and remediation strategy will not cause pollution of ground and surface waters both on and off site and to ensure the site is suitable for its end use in accordance with Policies ENV7, ENV9 and ENV13 of the Ribble Valley Districtwide Local Plan and Policies EN2, EN4, DME2 and DME3 of the Ribble Valley Core Strategy (Post Submission Version Including Proposed Main Changes).  



	5
	The reserved matters application shall be accompanied by a crime prevention statement detailing crime prevention principles have been incorporated into the design of the proposals to minimise the opportunity for crime.  

REASON: To minimise risk of crime, having regard to Policy G1 of the Ribble Valley Districtwide Local Plan and Policy DMG1 of the Ribble Valley Core Strategy (Post Submission Version Including Proposed Main Changes).  



	6
	Prior to commencement of any site works including delivery of building materials and excavations for foundations or services all trees and hedges along all site boundaries 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 or hedge surgery or pruning shall be implemented without the prior written consent of the local planning authority, which shall be undertaken in accordance with BS3998 for tree work and carried out by an approved arboricultural contractor.  Prior to the removal of trees and hedges forming the boundary vegetation has been surveyed for nesting birds by a suitably qualified ecologist immediately prior to its removal and the survey submitted to and approved in writing by the Local Planning Authority prior to the vegetation removal.  

REASON: In order to ensure that trees of visual amenity and ecological value are protected during the construction works, having regard to Policies G1 and ENV7 of the Ribble Valley Districtwide Local Plan, Policies DMG1 and DME3 and Key Statement EN5 of the Core Strategy (Post Submission Version Including Proposed Main Changes).  



	7
	Demolition and site clearance shall be undertaken outside the nesting bird season [March - August inclusive] unless the site has been surveyed for nesting birds by a suitably qualified ecologist immediately prior to any site works, the results of which shall be submitted to and approved in writing by the Local Planning Authority prior to any site works.  The development shall be carried out in accordance with the requirements of the survey.  

REASON: To ensure that there are no adverse effects on the favourable conservation status of birds in accordance with Policies G1 and ENV7 of the Ribble Valley Districtwide Local Plan, Policies DMG1 and DME3 and Key Statement EN5 of the Core Strategy (Post Submission Version Including Proposed Main Changes).  



	8
	The reserved matters application shall include the provision of roosting opportunities for bats and nesting birds in accordance with the recommendations of the ecological appraisal dated October 2013, reference R-1525-01.3.  The roosting opportunities shall be made available for use prior to the first occupation of the development and shall be retained at all times thereafter unless otherwise agreed in writing by the local planning authority.

REASON: To maintaining continuity and permanence of a roosting/nesting opportunity on the site and to enable the planning authority to fulfil its obligations under the Wildlife and Countryside Act 1981 (as amended), having regard to Policies G1 and ENV7 of the Ribble Valley Districtwide Local Plan, Policies DMG1 and DME3 and Key Statement EN5 of the Core Strategy (Post Submission Version Including Proposed Main Changes).  



	9
	Notwithstanding the submitted access proposals, 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 construction work takes place within 
the site. Visibility splays 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 Whalley Road to points measured 70m in each direction 
along the nearer edge of the carriageway of Whalley Road from the centre line of the 
estate road, 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. Notwithstanding the provisions of the Town and Country Planning (General 
Permitted Development) Order 1995 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.


Reason: To ensure that satisfactory access is provided and thereafter maintained at all 
times and before the construction of the development hereby permitted commences.



	10
	No site works shall take place until a Construction Management Plan has been submitted to 
and approved in writing by the Local Planning Authority. The approved Statement shall be 
adhered to throughout the construction period and shall provide for:

i.

Sustainable travel options for journeys to and from work for the site operatives, including pedestrian routes, travel by bicycles, journeys by train, car sharing schemes and other opportunities to reduce journeys by motor car.

ii.

The parking of vehicles of site operatives and visitors;

iii.

Loading and unloading of plant and materials;

iv.

Storage of plant materials used in the construction of development;

v.

wheel washing facilities;

vi.

Periods when plant and materials trips should not be made to and from the site (mainly peak hours, but the developer to suggest times when trips of this nature should not be made).

vii.

Routes to be used by vehicles carrying plant and materials to and from the site which shall have been constructed to base course level.

viii.
Measures to ensure that construction vehicles do not impede adjoining accesses.

ix.

The erection and maintenance of security hoardings;

x.

Details of the storage of potential ground and water contaminants 

xi.

A scheme for recycling/disposing of waste resulting from construction work; and

xii.

A scheme to control noise during the construction phase.

REASON: In the interests of protecting residential amenity from noise and disturbance and in the interests of highway safety in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan and Policy DMG1 of the Ribble Valley Core Strategy (Regulation 22 Submission Draft).



	11
	No development shall take place unless and until a scheme for the treatment and management of invasive plant species present on the site, including a methods statement and timescale of works, has been submitted to and approved in writing by the local planning authority.  The scheme shall be implemented in accordance with the approved details.

REASON:  To avoid the spread of an invasive and prohibited plant species, having regard to Policy G1 of the Ribble Valley Districtwide Local Plan and Policy DMG1 of the Ribble Valley Core Strategy (Post Submission Version Including Proposed Main Changes). 



	12
	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 in accordance with Policies G1 and T1 of the Ribble Valley Districtwide 
Local Plan and Policies DMG1 and DMG3 of the Ribble Valley Core Strategy (Post 
Submission Version Including Proposed Main Changes).  



	13
	Prior to the installation and use of any external lighting, including during the construction 
phase, full details of the lighting shall be submitted to and approved in writing by the local 
planning authority.  The development shall take place in accordance with the approved 
details unless otherwise agreed in writing by the local planning authority.  


REASON: In the interests of protected species, having regards to the location of the site 
and in accordance with Policies G1 and ENV7 of the Ribble Valley Districtwide Local Plan, 
Policies DMG1 and DME3 and Key Statement EN5 of the Core Strategy (Post Submission 
Version Including Proposed Main Changes).  



	14
	The reserved matters application shall be accompanied by a scheme to demonstrate that an appropriate assessment of the level of risk potentially posed to the future occupants of the dwellings from golf balls has been undertaken and appropriate mitigation, where necessary, is incorporated into the design and layout of the proposed development.

REASON: In the interests of the amenity of the future occupants of the dwellings, having regards to Policy G1 of the Ribble Valley Districtwide Local Plan and Policy DMG1 of the Ribble Valley Core Strategy (Post Submission Version Including Proposed Main Changes).  

Informatives



	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
	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.



	4
	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.  



	5
	This consent should be read in conjunction with the Section 106 Agreement dated 23 June 2014.
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