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	Development Proposed:
	Application for approval of reserved matters of layout, scale, appearance and landscaping and the additional reserved matters required by Conditions 2 and 8 following outline planning permission 3/2012/0179 for a residential development for the elderly, comprising of 37 bungalows and 40 retirement apartments.

	AT:
	Land at Accrington Road Whalley Lancashire 

	Ribble Valley Borough Council hereby give notice that approval has been granted in respect of details referred to above for the purposes of the conditions imposed on the grant of planning permission referred to above and subject to the following condition(s):

	1
	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:

1637-40 P:  Proposed Site Layout

1637-50 : House type A Plans and Elevations

1637-51: House type B Plans and Elevations

1637-52: House type C Plans and Elevations

1637-53: House type F Plans and Elevations

GH/P01/AS:  House type G & H semi-detached Plans and Elevations

GHG/P01/AS: House type G & H three unit block Plans and Elevations

1637/SG/G01/AS: Single Garage

GL/111/01A: Apartments Plans & Elevations

SK06: Proposed Levels and Retaining Walls

SK07: Road Plan A

SK08: Road A Long Section

SK09: Road B Long Section

SK10: Road C and Long Sections

C-812-02 B: Landscape Proposals 

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



	2
	Notwithstanding the submitted details, precise specifications or samples of all external surfaces, including surfacing materials and their extents, of the development hereby permitted shall have been submitted to and approved by the Local Planning Authority before their use in the proposed development.  The approved materials shall be implemented within the development in strict accordance with the approved details.

Reason:  In order that the Local Planning Authority may ensure that the materials to be used are appropriate to the locality in accordance with Policy DMG1 of the Ribble Valley Core Strategy.



	3
	Notwithstanding the submitted details, no development, including any site preparation, demolition, scrub/hedgerow clearance or tree works/removal shall commence or be undertaken on site until full details of existing and proposed ground levels and proposed building finished floor levels (all relative to ground levels adjoining the site) including the levels of the proposed roads have been submitted to and in agreed in writing by the Local Planning Authority.

For the avoidance of doubt the submitted information shall include existing and proposed sections through the site including details of the height, scale and location of proposed housing and any retaining structures in relation to adjacent existing development/built form (where applicable).  The development shall be carried out in strict accordance with the approved details.

Reason:  To ensure a satisfactory form of development, its visual compatibility with the defined open countryside, in the interests of visual and residential amenities and to ensure the Local planning Authority can make an accurate assessment of the potential impacts upon existing nearby residential amenity in accordance with Policy DMG1 of the Ribble Valley Core Strategy.



	4
	The landscaping proposals hereby approved (Drawing Ref: C-812-02 Revision B) shall be implemented in the first planting season following occupation or use of the development unless otherwise required by the reports above, 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: To ensure the proposal is satisfactorily landscaped and appropriate to the locality in accordance with Policy DMG1 of the Ribble Valley Core Strategy.



	5
	Notwithstanding the submitted details, no development, including any site preparation, demolition, scrub/hedgerow clearance or tree works/removal shall commence or be undertaken on site until full details of the height, location and appearance of all boundary treatments, fencing, walling, retaining wall structures and gates to be erected within the development have been submitted to and in agreed in writing by the Local Planning Authority.

For the avoidance of doubt the submitted details shall also include specific measures for the provision of a noise barrier along the western boundary adjacent the proposed car park as indicated on drawing 1637-40 Rev: P. The submitted details shall also include information relating to the precise nature and location for the provision of measures to maintain and enhance wildlife movement within and around the site by virtue of the inclusion of suitable sized gaps/corridors within the proposed boundary treatments at ground level.  The development shall be carried out in strict accordance with the approved details.

Reason:  To comply with Key Statement EN4 and Policies DMG1 and DME3 of the Ribble Valley Core Strategy, to ensure a satisfactory standard of appearance in the interests of the visual amenities of the area and to minimise the potential impacts of the development through the inclusion of measures to retain and enhance habitat connectivity for species of importance or conservation concern.



	6
	Notwithstanding the submitted details, elevational details at a scale of not less than 1:20 and details of the precise location of all proposed refuse and cycle storage provision for the proposed 'Retirement Apartments' as indicated on Drawing Number 1637-40 Rev: P shall have been submitted to and approved by the Local Planning Authority prior to their installation.  For the avoidance of doubt all proposed cycle storage shall be enclosed and lockable. 

The development shall be carried out in strict accordance with the approved details and the approved refuse/cycle storage provision shall be made available for use prior to first occupation of the dwellings(s) hereby approved and shall be retained for use at all times thereafter.

Reason: In order that the Local Planning Authority may ensure that the development provides adequate provision for the storage of domestic waste and encourages the use of sustainable means of transport in accordance with Key Statement DMI1 and Policies DMG1 and DMG3 of the Ribble Valley Core Strategy.



	7
	Prior to the commencement of the development, section details at a scale of not less than 1:20 of each elevation of the proposed apartments shall have been submitted to and approved by the Local Planning Authority.  

For the avoidance of doubt the sections shall clearly detail all balustrading eaves, guttering/rain water goods, soffit/overhangs and window/door reveals and the proposed window/door framing profiles and materials.  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 and that the submitted details fail to provide adequate details in respect of balconies/balustrading in accordance with Policy DMG1 of the Ribble Valley Core Strategy.



	8
	Notwithstanding the submitted details, no development, including any site preparation, demolition, scrub/hedgerow clearance or tree works/removal shall commence or be undertaken on site until full details of the proposed wildlife pond (Drawing: C-812-02 Revision B) shall have been submitted to and approved in writing by the Local Planning Authority.

For the avoidance of doubt the submitted details shall include the precise nature/location of the pond, section details of existing and proposed ground levels around the pond and a schedule for the phasing of the delivery of the pond and subsequent management.

Reason: To ensure the proposal is satisfactorily landscaped and appropriate to the locality in accordance with Policy DMG1 of the Ribble Valley Core Strategy.



	9
	The drainage for the development hereby approved, shall be carried out in accordance with principles set out in the submitted Flood Risk Assessment (Ref No. T1528-D-01, Dated 14/02/12) which was prepared by PSA Design. No surface water will be permitted to drain directly or indirectly into the public sewer. Any variation to the discharge of foul shall be agreed in writing by the Local Planning Authority prior to the commencement of the development. The development shall be completed 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 reduce the risk of flooding in accordance with Policy DME6 of the Ribble Valley Core Strategy.



	10
	Prior to the commencement of the development a sustainable drainage management and maintenance plan for the lifetime of the development shall be submitted to the Local Planning authority and agreed in writing. The sustainable drainage management and maintenance plan shall include as a minimum:

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

b. Arrangements concerning appropriate funding mechanisms for its ongoing maintenance of all elements of the sustainable drainage system (including mechanical components) and will include elements such as ongoing inspections relating to performance and asset condition assessments, operation costs, regular maintenance, remedial woks 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.

The development shall subsequently be completed, maintained and managed in accordance with the approved plan.

Reason: To manage flooding and pollution and to ensure that a managing body is in place for the sustainable drainage system and there is funding and maintenance mechanism for the lifetime of the development in accordance with Policy DME6 of the Ribble Valley Core Strategy.



	11
	For the full period of construction, facilities shall be available on site for the cleaning of the wheels of vehicles leaving the site and such equipment shall be used as necessary to prevent mud and stones being carried onto the highway. The roads adjacent to the site shall be mechanically swept as required during the full construction period.

Reason: In the interests of the safe operation of the adjacent highway network in accordance with Policy DMG3 of the Ribble Valley Core Strategy.



	12
	The new estate road for the development shall be constructed in accordance with the Lancashire County Council Specification for Construction of Estate Roads to at least base course level up to the entrance of the site compound before any development takes place within the site. 

Reason: To ensure that satisfactory access is provided to the site to enable construction works in accordance with Policy DMG3 of the Ribble Valley Core Strategy.



	13
	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 Policy DMG3 of the Ribble Valley Core Strategy.



	14
	No development shall be commenced until an Estate Street Phasing and Completion Plan has been submitted to and approved in writing by the Local Planning Authority. The Estate Street Phasing and Completion Plan shall set out the development phases and the standards that estate streets serving each phase of the development will be completed. The Estate Street Phasing and Completion Plan shall set out dates for entering of the section 38 agreement of the Highways Act 1980 and/or the establishment of a private management and Maintenance Company. 

Reason: To ensure that the estate streets serving the development are completed and thereafter maintained to an acceptable standard in the interest of residential financial security and highway safety; to ensure a satisfactory appearance to the highways infrastructure serving the development; and to safeguard the visual amenities of the locality and users of the highway in accordance with Policy DMG3 of the Ribble Valley Core Strategy.



	15
	No development shall be commenced until details of the proposed arrangements for future management and maintenance of the proposed streets within the development have been submitted to and approved by the local planning authority. The streets shall thereafter be maintained in accordance with the approved management and maintenance details until such time as an agreement has been entered into under section 38 of the Highways Act 1980 or a private management and Maintenance Company has been established.

Reason: To ensure that the estate streets serving the development are completed and thereafter maintained to an acceptable standard in accordance with Policy DMG3 of the Ribble Valley Core Strategy.



	16
	No development shall be commenced until full engineering, drainage, street lighting and construction details of the streets proposed for highways adoption have been submitted to and approved in writing by the Local Planning Authority. The development shall, thereafter, be constructed in accordance with the approved details, unless otherwise agreed in writing with the Local Planning Authority. 

Reason: In the interest of highway safety; to ensure a satisfactory appearance, design and arrangement of all highways infrastructure serving the approved development in accordance with Policy DMG3 of the Ribble Valley Core Strategy.



	17
	The garage(s) hereby approved shall be kept available for the parking of vehicles ancillary to the enjoyment of the household(s) and shall not be used for any use that would preclude the ability for their use for the parking of private motor vehicles, whether or not permitted by the provisions of the Town and Country Planning (General Permitted Development) Order 2015 or any order amending or revoking and re-enacting that order.

Reason: To ensure to ensure that adequate parking provision is retained on site that limits the visual impact of the parked motor-vehicle upon the street scene/area in accordance with Policy DMG1 of the Ribble Valley Core Strategy.



	18
	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.



	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.

	JOHN HEAP
DIRECTOR OF COMMUNITY SERVICES
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