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	DEVELOPMENT PROPOSED:
	Erection of nine dwellings with creation of new access to Woone Lane.

	AT:
	Land adj 97 Woone Lane Clitheroe BB7 1BJ

	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. 
	Unless explicitly required by condition within this consent, the development hereby permitted shall be carried out in complete accordance with the proposals as detailed on drawings:

Planning Layout: 7025/P/002 Rev: B

Plots 1-4 Floor Plans: 7025/P/003

Plots 1-4 Elevations: 7025/P/004

Plots 5 & 6 Floor Plans: 7025/P/005

Plots 5 & 6 Elevations: 7025/P/006

Plots 7-9 Floor Plans: 7025/P/007 Rev: A

Plots 7-9 Elevations: 7025/P/008 Rev: A

Site Sections: 7025/P/009

Materials: 7025/P/009

Reason:  For the avoidance of doubt since the proposal was the subject of agreed design improvements/amendments and to clarify which plans are relevant to the consent.

P.T.O.

	3. 
	Notwithstanding the submitted details, prior to the commencement of the development, section details at a scale of not less than 1:20 of the proposed boundary treatments/fencing, walling including any retaining wall details shall have been submitted to and approved by the Local Planning Authority.  The development shall be carried out in strict accordance with the approved details.

Reason:  In order that the Local Planning Authority may ensure that the detailed design of the proposal is appropriate to the locality in accordance with Policy DMG1 of the Ribble Valley Core Strategy.



	4. 
	Notwithstanding the submitted details, prior to the commencement of the development, full details of the proposed landscaping shall be submitted to and approved in writing by the Local Planning Authority.  For the avoidance of doubt, the landscaping details shall indicate all trees and hedgerows identified to be retained or how those adjacent to the proposed development and/or application area/boundary will be adequately protected during construction, in accordance with BS5837: 2012 'Trees in relation to design, demolition and construction' or equivalent unless otherwise agreed.  The agreed protection measures shall be put in place and maintained during the construction period of the development.

The approved landscaping scheme shall be implemented in the first planting season following first occupation or use of the development and shall be maintained thereafter for a period of not less than 5 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 original planted.

Reason: To protect trees and hedges on and adjacent to the site and to ensure the proposal is satisfactorily landscaped and appropriate to the locality in accordance with Policies DME1 and DME3 of the Ribble Valley Core Strategy. 



	5. 
	No development shall take place until a Construction Method Statement has been submitted to and approved in writing by the local planning authority. The approved statement shall be adhered to throughout the construction period.   For the avoidance of doubt the statement should provide details of:

1.
The location of parking provision for vehicles of site operatives and visitors

2.
The location for the loading and unloading of plant and materials

3.
The location for the storage of plant and materials used in constructing the development

4.
The erection and maintenance of security hoarding

5.
The location of wheel washing facilities

6.
Measures to control the emission of dust and dirt during construction

7.
Routes to be used by vehicles carrying plant and materials to and from the site

8.
Hours of operation and the timing of deliveries

9.
Measures to ensure that construction and delivery vehicles do not impede upon access to existing properties

10.
Programme and timings of the road-sweeping of the adjacent highways network

11.
Periods when plant and materials trips should not be made to and from the site (mainly peak hours but the developer to identify times when trips of this nature should not be made)

Reason: In the interests of protecting residential amenity from noise and disturbance and to satisfy the Local Planning Authority and Highway Authority that the development would not be of detriment to the safe operation of the immediate highway in the interests of highway safety and compliance with current highway legislation in accordance with Policies DMG1, DMG3 and DMI2 of the Ribble Valley Core Strategy.

P.T.O.

	6. 
	Prior to the commencement of the development, including any demolition or site preparation works, a joint survey shall be carried out between the developer and the Highways Authority  to determine the current pre-construction condition of Woone Lane.  A similar repeat survey shall be carried out within six months of the completion of the last dwelling hereby approved; the findings of the surveys shall be submitted to and agreed in writing by the Local Planning Authority.  

For the avoidance of doubt the submitted details shall specify any works to be undertaken, and their timings, to make good any damage to Woone Lane as a result of construction works, to return the highway to the pre-construction situation/condition.  The development and any remediation/repair works shall be carried out in strict accordance with the approved details.

Reason: To maintain the safe operation of the immediate highway and to ensure no long-term damage to the highway as a result of the construction phase of the development in accordance with Policies DMG1, DMG3 and Key Statement DMI2 of the Ribble Valley Core Strategy.



	7. 
	No part of the development hereby approved shall commence until a scheme for the structure over the highway has been submitted to, and approved by, the Local Planning Authority in consultation with the Highway Authority. 

Reason: In order to satisfy the Local Planning Authority and Highway Authority that the final details of the structure over the highway are acceptable before work commences on site in accordance with Policies DMG1, DMG3 and Key Statement DMI2 of the Ribble Valley Core Strategy.



	8. 
	No part of the development hereby approved shall commence until a scheme for the construction of the site access and the off-site works of highway improvement has been submitted to, and approved by, the Local Planning Authority in consultation with the Highway Authority as part of a section 278 agreement, under the Highways Act 1980. 

Reasons: In order to satisfy the Local Planning Authority and Highway Authority that the final details of the highway scheme/works are acceptable before work commences on site and to enable all construction traffic to enter and leave the premises in a safe manner without causing a hazard to other road users in accordance with Policies DMG1, DMG3 and Key Statement DMI2 of the Ribble Valley Core Strategy.



	9. 
	No part of the development shall be commenced until the visibility splays measuring 2.4 metres by 43 metres in both directions to be provided, measured along the centre line of the proposed new road from the continuation of the nearer edge of the existing carriageway of Woone Lane, to the satisfaction of the Local Planning Authority.  The land within these splays shall be maintained thereafter, free from obstructions such as walls, fences, trees, hedges, shrubs, ground growth or other structures within the splays in excess of 1.0 metre in height above the height at the centre line of the adjacent carriageway.

Reason: To ensure adequate visibility at the street junction or site access in the interest of highway safety in accordance with Policies DMG1, DMG3 and Key Statement DMI2 of the Ribble Valley Core Strategy.

P.T.O.

	10. 
	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 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 EN2, EN4, DME2 and DME3 of the Ribble Valley Core Strategy.



	11. 
	Any removal of vegetation including trees and hedges shall be undertaken outside the nesting bird season [March - August inclusive] in the event that this is not possible any removal of vegetation during the nesting bird season shall be preceded by a pre-clearance check by a licensed ecologist on the day of removal. If nesting birds are found to be present an exclusion zone will need to be set up and work delayed until nesting is completed and young have fledged.

Reason:  To protect the bird population from damaging activities and reduce or remove the impact of development in accordance with Policy DME3 and Key Statement EN4 of the Ribble Valley Core Strategy.



	12. 
	No part of the development shall be commenced until a non-native species removal and disposal method statement has been submitted and agreed in writing the local planning authority. The details of which shall include details of the eradication and removal from the site all Japanese Knotweed in accordance with the Environment Agency code of practice for managing Japanese Knotweed on development sites.

Reason: To ensure that there is no risk of further spread of a non-native plant species and to ensure that there are no residue non-native plant species parts remaining in accordance with Policy DME3 and Key Statement EN4 of the Ribble Valley Core Strategy.

P.T.O.

	13. 
	No part of the development hereby granted consent shall be commenced until details of all artificial lighting (including building mounted external lighting) has been submitted, the details of which shall include the location of application type, location of lighting, the light direction and intensity.

The details shall include the light mitigation measures designed to reduce the impact of artificial lighting on protected species/species of conservation concern identified and other named species.

Reason:  In order to reduce the harmful impact of artificial lighting on the natural behaviour of a protected/species of conservation concern in accordance with Policy DME3 and Key Statement EN4 of the Ribble Valley Core Strategy.      



	14. 
	All the recommendations detailed in the TEP ecological assessment dated April 2015 [6.1 - 6.7 inclusive] shall be implemented.  This includes the protection of all trees growing in the Primrose Lodge Biological Heritage Site in accordance with BS5837 and the method and timing of vegetation removal under the supervision of a licenced ecologist.

Reason:  To ensure that legally protected species are protected from damaging activities of development and to ensure that there are no adverse effects on the favourable status of species of conservation concern before and during the proposed development in accordance with Policy DME3 and Key Statement EN4 of the Ribble Valley Core Strategy.



	15. 
	Prior to commencement of development within a phase, details of the provisions to be made for building dependent species of conservation concern, including artificial bird nesting boxes and artificial bat roosting sites for that phase shall be submitted to and approved in writing by the Local Planning Authority.  The details shall be submitted on a dwelling/building dependent bird/bat species development site plan and include details of plot numbers and the numbers of artificial bird nesting boxes and artificial bat roosting site per individual building/dwelling and type. The details shall also identify the actual wall and roof elevations into which the above provisions shall be incorporated. The artificial bird/bat boxes shall be incorporated during the actual construction of those individual dwellings identified on the submitted plan and made available for use before each such dwelling is first occupied unless otherwise agreed in writing by the Local Planning Authority. 

REASON: In the interests of biodiversity and to enhance roosting opportunities for species of conservation concern in accordance with Policies DMG1, DME3 and Key Statement EN4 of the Ribble Valley Core Strategy.



	16. 
	Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) (England) Order 2015 or any Order revoking and re-enacting that Order, the dwelling hereby permitted shall not be altered or extended, no new windows shall be inserted, no alterations to the roof shall be undertaken and no buildings or structures shall be erected within the curtilage of the dwellings hereby approved unless planning permission has first been granted by the Local Planning Authority. 

Reason: To enable the Local Planning Authority to exercise control over development which could materially harm the character and visual amenities of the immediate area in accordance with Policy DMG1 of the Ribble Valley Core Strategy.

P.T.O.

	17. 
	Unless otherwise agreed in writing and in line with the surface water manage hierarchy, no development approved by this permission shall commence until a scheme for the disposal of surface waters for the entire site has been submitted to and approved in writing by the Local Planning Authority. For the avoidance of doubt, surface water draining to the public combined sewer must be restricted to a maximum pass forward flow of 5 l/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 manage the risk of flooding in accordance with Policy DME6 of the Ribble Valley Core Strategy.



	18. 
	No development shall commence until details of the design, based on sustainable drainage principles, and implementation of an appropriate surface water sustainable drainage scheme have been submitted to and approved in writing by the local planning authority. 

Those details shall include, as a minimum: 

A.
Information about the lifetime of the development, design storm period and intensity (1 in 30 & 1 in 100 year +30% allowance for climate change), discharge rates and volumes (both pre and post development), temporary storage facilities, the methods employed to delay and control surface water discharged from the site, and the measures taken to prevent flooding and pollution of the receiving groundwater and/or surface waters, including watercourses, and details of floor nlevels in AOD; 

B.
The drainage strategy should demonstrate that the surface water run-off must not exceed the pre-development greenfield runoff rate (which is required to be calculated). The scheme shall subsequently be implemented in accordance with the approved details before the development is completed. 

C.
 Any works required off-site to ensure adequate discharge of surface water without causing flooding or pollution (which should include refurbishment of existing culverts and headwalls or removal of unused culverts where relevant);

D.
Flood water exceedance routes, both on and off site; 

E.
A timetable for implementation, including phasing as applicable; 

F.
Evidence of an assessment of the site conditions to include site investigation and test results to confirm infiltrations rates; 

G.
Details of water quality controls, where applicable. 

The scheme shall be implemented in accordance with the approved details prior to first occupation of any of the approved dwellings, or completion of the development, whichever is the sooner. Thereafter the drainage system shall be retained, managed and maintained in accordance with the approved details. 

Reason: To ensure that the proposed development can be adequately drained, that there is no flood risk on or off the site resulting from the proposed development and to ensure that water quality is not detrimentally impacted by the development proposal flooding in accordance with Policy DME6 of the Ribble Valley Core Strategy.

P.T.O.

	19. 
	No development shall commence until details of an appropriate management and maintenance plan for the sustainable drainage system for the lifetime of the development have been submitted which, as a minimum, shall include: 

A.
The arrangements for adoption by an appropriate public body or statutory undertaker, management and maintenance by a Residents' Management Company 

B.
Arrangements concerning appropriate funding mechanisms for its on-going maintenance of all elements of the sustainable drainage system (including mechanical components) and will include elements such as: 

i. on-going inspections relating to performance and asset condition assessments 

ii. operation costs for regular maintenance, remedial works and irregular maintenance caused by less sustainable limited life assets or any other arrangements to secure the operation of the surface water drainage scheme throughout its lifetime; 

C.
Means of access for maintenance and easements where applicable. 

The plan shall be implemented in accordance with the approved details prior to first occupation of any of the approved dwellings, or completion of the development, whichever is the sooner. Thereafter the sustainable drainage system shall be managed and maintained in accordance with the approved details. 

Reason: To ensure that appropriate and sufficient funding and maintenance mechanisms are put in place for the lifetime of the development, to reduce the flood risk to the development as a result of inadequate maintenance and to identify the responsible organisation/body/company/undertaker for the sustainable drainage system flooding in accordance with Policy DME6 of the Ribble Valley Core Strategy.



	20. 
	No development hereby permitted shall be occupied until the sustainable drainage scheme for the site has been completed in accordance with the submitted details. 

The sustainable drainage scheme shall be managed and maintained thereafter in accordance with the agreed management and maintenance plan. 

Reason: To ensure that the drainage for the proposed development can be adequately maintained and to ensure that there is no flood risk on- or off-the site resulting from the proposed development or resulting from inadequate the maintenance of the sustainable drainage system flooding in accordance with Policy DME6 of the Ribble Valley Core Strategy.



	21. 
	No development shall commence until details of how surface water and pollution prevention will be managed during each construction phase have been submitted to and approved in writing by the local planning authority. 

Reason: To ensure that the construction phase(s) of development does not pose an undue flood risk on site or elsewhere and to ensure that any pollution arising from the development as a result of the construction works does not adversely impact on existing or proposed ecological or geomorphic condition of water bodies flooding in accordance with Policy DME6 of the Ribble Valley Core Strategy. 




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.
P.T.O.

	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.


JOHN HEAP

DIRECTOR OF COMMUNITY SERVICES
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