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	PARTICULARS OF DEVELOPMENT: 
	Outline planning application to construct 2 no. detached houses 

	AT: 
	Land at Chapel Close  Low Moor Clitheroe  BB7  2QT

	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: This condition is required to be imposed by the provisions of Article 3 (1) of the Town and Country Planning (General Development Procedure) Order 1995 and Section 92 of the Town and Country Planning Act 1990 as amended by Section 51 of the Planning and Compulsory Purchase Act 2004.



	2
	The permission shall relate to the development as shown on Drawing Numbers: 3031/02 and 3031/02a.

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



	3
	Detailed plans indicating the site layout, the design and external appearance of the building, facing materials, landscape and boundary treatment, access onto the site, 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 with all matters reserved.



	4
	All reserved matter applications shall be accompanied by a site survey to a scale of not less than 1:500 showing:


(a) a plan showing the location of, and allocating a reference number to, each existing tree on the site which has a stem with a diameter, measured over the bark at a point 1.5 metres above ground level, exceeding 75mm, showing which trees are to be retained and the crown spread of each retained tree; 


(b) details of the species, diameter (measured in accordance with paragraph (a) above), and the approximate height, and an assessment of the general state of health and stability, of each retained tree and of each tree which is on land adjacent to the site and to which paragraphs (c) and (d) below apply; 


(c) details of any proposed topping or lopping of any retained tree, or of any tree on land adjacent to the site; 


(d) details of any proposed alterations in existing ground levels, and of the position of any proposed excavation, (within the crown spread of any retained tree or of any tree on land adjacent to the site) (within a distance from any retained tree, or any tree on land adjacent to the site, equivalent to half the height of that tree); 


(e) details of the specification and position of fencing (and of any other measures to be taken) for the protection of any retained tree from damage before or during the course of development. 

Reason: These details are necessary to safeguard existing trees on, or adjoining, the site in accordance with Policy ENV13 of the Ribble Valley Districtwide Local Plan and Policy DME1 of the Ribble Valley Core Strategy including proposed main modifications.



	5
	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 Policy DMG1 of the Core Strategy Submission Version including proposed main modifications.  Vehicles reversing to and from the highway are a hazard to other road users.



	6
	No development approved by this outline 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 Policies DMG1 and DME6 of the Ribble Valley Core Strategy Submission Version including proposed main modifications.

P.T.O.

	7
	Prior to the commencement of the development approved in outline the following information shall be submitted to  the Local Planning Authority 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 prevent 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 Submission Version including proposed main modifications.



	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
	The applicant's attention is drawn to condition no.5 and the observations received by the Highway Authority in an email dated the  05 August 2014 which requires details of the layout, parking provision, access details including position of any gates and proposed visibility splays, shall be submitted in respect of the matters of access.



	4
	The grant of planning permission does not entitle a developer to obstruct a right of way and any proposed stopping-up or diversion of a right of way should be the subject of an Order under the appropriate Act.  Public Footpath no. 21 in the parish of Clitheroe affects the site.

P.T.O.

	5
	United Utilities wishes to draw attention to the following as a means to facilitate sustainable development within the region. 

Drainage Comments 

In accordance with the National Planning Policy Framework and Building Regulations, the site should be drained on a separate system with foul water draining to the public sewer and surface water draining in the most sustainable way. 

Building Regulations H3 clearly outlines the hierarchy to be investigated by the developer when considering a surface water drainage strategy. We would ask the developer to consider the following drainage options in the following order of priority: 

a)
  an adequate soak away or some other adequate infiltration system, (approval must be obtained from local authority/building control/Environment Agency); or, where that is not reasonably practical 

b)
  a watercourse (approval must be obtained from the riparian owner/land drainage authority/Environment Agency); or, where that is not reasonably practicable 

c)
  a sewer (approval must be obtained from United Utilities) 

To reduce the volume of surface water draining from the site we would promote the use of permeable paving on all driveways and other hard-standing areas including footpaths and parking areas. 

Water Comments 

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. 

Should this planning application be approved, the applicant should contact our Service Enquiries on 0845 746 2200 regarding connection to the water mains or public sewers. 

General comments 

It is the applicant's responsibility to demonstrate the exact relationship between any United Utilities' assets and the proposed development. United Utilities offer a fully supported mapping service and we recommend the applicant contact our Property Searches Team on 0870 751 0101 to obtain maps of the site. 



	
	

	JOHN HEAP
DIRECTOR OF COMMUNITY SERVICES
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