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	DEVELOPMENT PROPOSED:
	Erection of a new detached dwelling and detached triple car accommodation. Creation of new vehicular access. 

	AT:
	Oakleigh Whalley Road Barrow BB7 9BN

	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. 
	The permission shall relate to the development as shown on Plan Reference Proposed Floor Plans Dwg 04 (not garage depth), Proposed Floor Plans Dwg 04 A (garage depth only), Proposed Elevations Dwg 05, Visibility Diagram Dwg 06 E and Site Plan Dwg 03D.  

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



	3. 
	This permission shall be implemented in accordance with the proposal as amended by letter and plan received on the 11 August 2016 (garage depth) and 22 May 2017 (Visibility Diagram showing two implementation options related to the timing of works associated with the large residential development opposite this site) .

Reason:  For the avoidance of doubt since the proposal was the subject of agreed amendments.



	4. 
	The car parking and manoeuvring scheme to be laid out in accordance with the approved plan, before the use of the premises hereby permitted becomes operative and permanently maintained thereafter. 

Reason: To allow for the effective use of the parking areas.



	5. 
	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 over 1m above road level. The visibility splay to be the subject of this condition shall be that land in front of a line drawn from a point 2.4m measured along the centre line of the proposed access from the continuation of the nearer edge of the carriageway of Whalley Road to points measured 59m in each direction along the nearer edge of the carriageway of Whalley 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. 

Reason: To ensure adequate visibility at the site access for vehicles entering and leaving the site.



	6. 
	Before the access is used for vehicular purposes, that part of the access extending from the highway boundary for a minimum distance of 6m into the site shall be appropriately paved in bound porous material. 

Reason: To prevent loose surface material from being carried on to the public highway thus causing a potential source of danger to other road users.



	7. 
	No development shall take place, including any works of demolition, 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. It shall provide for:

i) The parking of vehicles of site operatives and visitors.

ii) The loading and unloading of plant and materials.

iii) The storage of plant and materials used in constructing the development.

iv) The erection and maintenance of security hoarding.

v) Wheel washing facilities.

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

vii) A scheme for recycling/disposing of waste resulting from demolition and construction works.

viii) Details of working hours.

ix) Routing of delivery vehicles to/from site.

Reason: To ensure the safety of users of the highway during construction works.

	8. 
	Notwithstanding the provisions of the Town and Country Planning (General Development Procedure) Order 1995 and the Town and Country Planning (General Permitted Development) (Amendment) (No 2) (England) Order 2008, or any subsequent Orders or statutory provision re-enacting the provisions of these Orders, all garages shown on the approved plan shall be maintained as such and shall not be converted to or used for living accommodation without the prior written approval of the Local Planning Authority in consultation with the Highway Authority.

Reason: To allow for the effective use of the parking areas.



	9. 
	Notwithstanding the submitted details, no development, including any site preparation, tree works/removal shall commence or be undertaken on site until G3 which is protected by Tree Preservation Order 7 - 1984 Whiteacre School, Barrow, (T1-T12, H1, G1, G2 & G3 Named within AIA) and all retained trees within the site have been enclosed by protective fencing, in accordance with BS5837 (2012): Trees in Relation to Construction. Before the protective fencing is erected its type and position shall be submitted to and approved in writing by the Local Planning Authority.

The agreed tree protection shall remain in place and be maintained for the duration of the works and no vehicle, plant, temporary building  or materials, including raising and or, lowering of ground levels, shall be allowed within the protection area specified.

Reason: To protect trees of landscape and visual amenity value on and adjacent to the site or those likely to be affected by the proposed development in accordance with Key Statement EN2 and Policies DME1 and DME2 of the Ribble Valley Core Strategy.



	10. 
	Any removal of vegetation including trees and hedges shall be undertaken outside the nesting bird season [March - August inclusive] unless preceded by a bird monitoring survey pre-clearance check by a licensed ecologist on the day of vegetation removal details of which shall have previously been submitted to and approved in writing by the local planning authority. 

Reason: To ensure that there are no adverse effects on the favourable conservation status of birds, to protect the bird population from damaging activities and to reduce or remove the impact of development.



	11. 
	If the development is proposed to be implemented alongside the new intersection upgrade (Option 1 on the plan submitted 22 May 2017), no further works to the trees and hedgerows specified in the Arboricultural Impact Assessment of February 2017 shall be undertaken unless previously agreed in writing by the local planning authority.

Reason: To protect trees of landscape and visual amenity value on and adjacent to the site or those likely to be affected by the proposed development in accordance with Key Statement EN2 and Policies DME1 and DME2 of the Ribble Valley Core Strategy.



	12. 
	If the development is proposed to be implemented in accordance with Option 2 on the plan submitted 22 May 2017, a method statement identifying the means by which the proposed pavement is to be implemented shall have been submitted to and approved in writing by the local planning authority before the commencement of pavement construction (including site preparation).

Any works carried out within the Root Protection Areas of the protected trees shall either be undertaken by utilising hand tools or by having an Arborist present.

Reason: The proposed route of the pavement is through the protected tree Root Protection Areas and although the area will be compacted there will be roots present which need to be protected. In order to minimise damage and potential destabilisation of the protected trees.  



	13. 
	Precise specifications or samples of all external surfaces, including surfacing materials of the development hereby approved shall have been submitted to and approved by the Local Planning Authority before their use in the proposed development.

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.



	14. 
	Prior to the commencement of the development section details at a scale of not less than 1:20 of each elevation shall have been submitted to and approved by the Local Planning Authority.  

For the avoidance of doubt the sections shall clearly detail all eaves, guttering/rain water goods, soffit/overhangs, 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 in accordance with Policy DMG1 of the Ribble Valley Core Strategy.



	15. 
	Full details of the proposed supplementary boundary hedgerow planting shall be submitted to and approved in writing by the Local Planning Authority before the dwelling is first occupied. 

For the avoidance of doubt, the details shall indicate all sections of hedgerow to be  planted, species mix, density of planting and the approved 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. 

Reason: To ensure the protection of important landscape features and to ensure the proposal is satisfactorily landscaped and appropriate to the locality in accordance with Key Statement EN2 and EN5 and Policies DMG1, DME2 and DME4 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 area in accordance with Policy DMG1 of the Ribble Valley Core Strategy.



	17. 
	Precise specifications of proposed surface water disposal shall have been submitted to and approved by the Local Planning Authority before its use in the proposed works.

Reason:  In order to assess flood risk and ensure a satisfactory development 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.

	4. 
	Lancashire County Council Highways advice that the alterations to the existing highway as part of the new works may require changes to the existing street lighting at the expense of the client/developer.

	5. 
	The grant of planning permission will require the applicant to enter into an appropriate Legal Agreement, with Lancashire County Council as Highway Authority for the new site access and associated off-site works. The Highway Authority hereby reserves the right to provide the highway works within the highway associated with this proposal. Provision of the highway works includes design, procurement of the work by contract and supervision of the works. The applicant should be advised to contact Lancashire County Council for further information by contacting the Development Control section on 0300 123 6780 or by e-mail on lhscustomerservice@lancashire.gov.uk, quoting the planning application reference number.

	6. 
	The Borough Council Countryside Officer advices that any removal of vegetation including trees and hedges should be undertaken outside the nesting bird season [March - August inclusive] unless preceded by a bird monitoring survey pre-clearance check by a licensed ecologist on the day of vegetation removal.  This is in order to ensure that there are no adverse effects on the favourable conservation status of birds, to protect the bird population from damaging activities and to reduce or remove the impact of development.


JOHN HEAP
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