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	DEVELOPMENT PROPOSED:
	Demolition of all buildings on site (existing house, kennels and various outbuildings) and erection of dwelling house (including bed and breakfast element).  Reduced footprint scheme of existing approved application 3/2012/0010.

	AT:
	The Eaves Pendleton Road Wiswell BB7 9BZ

	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 permission shall relate to the development as shown on Plan Reference:

105/01(02)001 Rev C amended 12.2.1014 Site Location plan    

105/01(00)002 Existing Site Plan          

105/01(02)003 Rev F amended 12.2.2014 Proposed Site Plan

105/01(02)004 Rev C Proposed Basement Floor

105/01(02)005 Rev C Proposed Ground Floor

105/01(02)006 Rev C Proposed 1st Floor 

105/01(02)007 Rev E amended 12.2.2014 Proposed 2nd Floor

105/01(02)008 Rev B Proposed Roof Plan

105/01(02)009 Rev E amended 12.2.2014 Proposed Elevations East

105/01(02)010 Rev E amended 12.2.2014 Proposed Elevations South 1 of 2

105/01(02)011 Rev D Proposed Elevations South 2 of 2

105/01(02)012 Rev E amended 12.2.2014 Proposed Elevations West

105/01(02)013 Rev D amended 8.1.2014 Proposed Elevations North 1 of 2

105/01(02)014 Rev D amended 8.1.2014 Proposed Elevations North 2 of 2

105/01(02)015 Rev # Proposed Elevations East (rd section)

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

P.T.O.

	2. 
	Prior to the commencement of the development hereby permitted, details of the type, coursing and jointing of the natural stone to be used shall be submitted to, and approved in writing by, the Local Planning Authority.  The development shall be built to conform with the details which shall have been so approved.

REASON:  In the interest of the visual amenity of the area and so that the Local Planning Authority shall be staisfied as to the details and in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan and Policy DMG1 of the Core Strategy Regulation 22 Submission Draft - Post Submission Version (including proposed main changes).



	3. 
	Notwithstanding the submittd details the development hereby permitted shall not be commenced until details of the landscaping of the site, including wherever possible the retention of existing trees, have been submitted to, and approved in writing by, the Local Planning Authority.  The scheme shall indicate, as appropriate, the types and numbers of trees and shrubs, their distribution on site, those areas to be seeded, turfed, paved or hard landscaped, including details of any changes of level or landform and the types and details of all fencing and screening.  

The approved landscaping scheme shall be implemented in the first planting season following occupation or use of the development, whether in whole or part and shall be maintained thereafter for a period of not less than 10 years to the satisfaction of the Local Planning Authority.  This maintenance shall include the replacement of any tree or shrub which is removed, or dies, or is seriously damaged, or becomes seriously diseased, by a species of similar size to those originally planted.

Reason:  In the interests of the amenity of the area and to comply with Policy G1 of the Ribble Valley Districtwide Local Plan Policy DMG1 of the Core Strategy Regulation 22 Submission Draft - Post Submission Version (including proposed main changes).



	4. 
	This permission shall relate to the Extended Phase I Habitat Survey; Stage 1 Arboricultural Report with Tree Constraints Plan and Arboricultural Implications Assessments to aid in the size and design/layout and stage 2 arboricultural indications assessment and method statement submitted with the application.  All details shall comply fully with recommendations of those reports.


REASON: In the interests of the amenities of the area and to comply with Policy G1 of the Ribble Valley Districtwide Local Plan Policy DMG1 of the Core Strategy Regulation 22 Submission Draft - Post Submission Version (including proposed main changes).



	5. 
	Unless otherwise agreed in writing with the Local Planning Authority the development shall be carried out in strict accordance with the recommendations and mitigation notes attached to the protected species survey submitted with the application dated 25 May 2011.


REASON:  To comply with policies G1 and ENV7 of the Ribble Valley Districtwide Local Plan ensuring that no species/habitat protected by the Wildlife and Countryside Act 1981 are destroyed Policy DMG1 of the Core Strategy Regulation 22 Submission Draft - Post Submission Version (including proposed main changes).

P.T.O.

	6. 
	No part of the development hereby permitted shall be commenced until details of all external lighting have been submitted to and approved in writing by the Local Planning Authority in relation to both lighting on the main building as well as within the curtilage of the proposal.  The details to be provided shall include the location, intensity of lighting, type of application and direction and shall include light mitigation measures designed to reduce the impact of artificial lighting on protected species/species of conservation concern identified and/or other named species.

REASON: In order to prevent light spillage and safeguard residential amenity and to comply with Policies G1 and ENV2 of the Ribble Valley Districtwide Local Plan Policy DMG1 of the Core Strategy Regulation 22 Submission Draft - Post Submission Version (including proposed main changes).




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 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. 
	The applicant is requested to have regard to the need to safeguard residential amenity during the construction process and that every effort should be made to minimise disturbance to local residents.



	5. 
	The applicant is advised that a water main crosses the site and United Utilities require access for operating and maintaining it.  It is the applicant's responsibility to demonstrate the exact relationship between any assets that may cross the site and any proposed development.



	6. 
	The applicant is advised that the development is shown to be adjacent to or affect Electricity North West operational land or electricity distribution assets. Where the development is adjacent to operational land the applicant must ensure that the development does not encroach over either the land or any ancillary rights of access or cable easements. The applicant should verify such details by contacting Electricity North West, Estates and Wayleaves, Frederick Road, Salford, Manchester M6 6QH.
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