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	PARTICULARS OF DEVELOPMENT: 
	Residential development including the erection of 275 dwellings, a local neighbourhood centre, access arrangements and associated landscaping/wildlife infrastructure.

	AT: 
	Land west of Preston Road Longridge

	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:   

	
	Quantum of Development


	1
	No more than 275 dwellings shall be developed or constructed on the application site edged red on the OS Plan 10.192 11 pursuant to this consent.

Reason: For the avoidance of doubt and to clarify the scope of the permission in accordance with Policies DMG1, DMG2, DMI2 and Key Statements DS1, DS2 and EN3 of the Ribble Valley Core Strategy.

P.T.O.



	
	Timing(s) and Commencement



	2
	Application(s) for approval of all of the outstanding reserved matters related to the consent hereby approved 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:  Required to be imposed pursuant to Section 91 of the Town and Country Planning Act 1990 as amended by Section 51 of the Planning and Compulsory Purchase Act 2004.  



	
	Phasing 


	3
	Prior to the submission of any reserved matters application, a phasing scheme including the parcels which shall be the subject of separate reserved matters applications shall be submitted to and approved in writing by the Local Planning Authority.  For the avoidance of doubt the submitted information shall include anticipated commencement dates and annual delivery rates of housing for each phase or parcel of development. 

Reason: To ensure the development is appropriately phased to deliver a sustainable form of development, to assist the Local Planning Authority in planning for future sustainable housing growth and assist the Local Planning Authority in the production of accurate housing trajectories in accordance with Policies DMG1, DMG2, DMI2 and Key Statements DS1, DS2 and EN3 of the Ribble Valley Core Strategy.



	4
	Prior to the submission of any reserved matters application, details of the phasing for the delivery of  the proposed cycleways, footways, public open space provision and trim tracks/trails shall be submitted to and approved in writing by the Local Planning Authority.  The development shall be carried out in strict accordance with the approved details.

Reason:  To ensure that cycle/footway and public open space/recreational areas are delivered on an appropriately phased basis to ensure that adequate provision is provided to serve the occupants of the development within each phase or stage of completion in accordance with Policies DMG1, DMB4 and DMB5 of the Ribble Valley Core Strategy.



	
	Details Related to Reserved Matters

	5
	No part of the development hereby permitted shall be commenced on any phase (as referred to in Condition 3) until full details of the layout, scale and appearance of the buildings and landscaping within that phase (hereinafter called 'the reserved matters') have been submitted to and approved in writing by the Local Planning Authority.

In relation to landscaping, the details for each phase shall include: the types and numbers of trees and shrubs to be planted, their distribution on site, those areas to be seeded, turfed, paved or hard landscaped, including details of any changes of level or landform, full specifications of all boundary treatments and a scheme of maintenance, including long term design objectives. 

Reason:  As the application is outline only and to define the scope of the reserved matters in accordance with Policies DMG1 of the Ribble Valley Core Strategy.



	6
	Unless explicitly required by condition within this consent, the details in respect of the submission of any reserved matters shall be in strict accordance with, but not limited to, the , development parcels, design principles, parameters, densities and green infrastructure provision/arrangements as set out in the following approved documentation:

Design and Access Statement (June 2017)

Movement Framework: 10.192 14 D

Development Parcels: 10.192 15 B

Proposed Development Site: 10.192 16 B

Reason: To ensure the development accords with the agreed general principles in relation to design, green infrastructure and pedestrian, cycle and vehicular movement within the site in accordance with Policies DMG1, DMG3, DME1, DME2 DME3, DMI2, DMB4, DMB5 and Key Statements DS1, DS2, EN3 and EN4 of the Ribble Valley Core Strategy.



	7
	Applications for the approval of reserved matters shall be accompanied by 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.

For the avoidance of doubt the submitted information shall include existing and proposed sections through the site including details of the height and scale and location of proposed housing 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.

P.T.O.

	8
	No part of the development hereby permitted shall be commenced on any phase (as referred to in Condition 3) until precise details of any culverts/culverting and bridge/crossing structures have been submitted to and approved in writing by the Local Planning Authority.  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 and to ensure the Local planning Authority can make an accurate assessment of the potential impacts upon existing watercourses in accordance with Policies DMG1 DMG2 and DME6 of the Ribble Valley Core Strategy.



	9
	Applications for the approval of reserved matters for any phase of development shall be accompanied by full details of:

-The proposed sustainable design and construction measures that demonstrate how the development will maximise passive solar gain, natural ventilation and include the provision of water efficiency measures and the potential for home composting and food production.

- Cycle parking and storage.

- Full details and the precise siting of water butts to serve each dwelling.

- A scheme (including a timetable for implementation) to secure at least 10% of the energy supply of the development hereby permitted within that phase from renewable or low carbon energy sources or a scheme that demonstrates that alternative measures will achieve at least 10% less energy consumption than similar development constructed in accordance with the current Building Regulations Standards.

The development shall be carried out in strict accordance with the approved details which shall be implemented as part of the development and be retained and made available for use thereafter.

In order to encourage renewable energy, reduce energy consumption, reduce surface -water run-off/water use and to ensure adequate provision is provided for the storage/parking of sustainable mode of transport in accordance with Key Statements EN3 and DMI2 Policies DME5, DME6 and DMG3 of the Ribble Valley Core Strategy.



	
	Development Parameters


	10
	Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order and subsequent re-enactments and amendments with regard to permitted development rights for dwellings, no buildings (other than those ancillary outbuildings allowed by the above Order without an express consent) shall be erected or located within 15 metres of the boundaries of all adjacent/neighbouring properties, dwellings or buildings as specified on drawing(s) 10.192 15 B and 10.192 16 B.

Reason:  To clarify the scope and nature of the consent and to reduce/mitigate the impact(s) on existing neighbouring occupiers and in the interests of protecting residential amenity in accordance with Policy DMG1 of the Ribble Valley Core Strategy.

P.T.O.

	11
	Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order and subsequent re-enactments and amendments with regard to permitted development rights for dwellings, no buildings (other than those ancillary outbuildings allowed by the above Order without an express consent) shall be erected or located within 25 metres of adjacent/neighbouring properties, dwellings or buildings as specified on drawing(s) 10.192 15 B and 10.192 16 B.

Reason:  To clarify the scope and nature of the consent and to reduce/mitigate the impact(s) on existing neighbouring occupiers and in the interests of protecting residential amenity in accordance with Policy DMG1 of the Ribble Valley Core Strategy.



	12
	Notwithstanding the submitted details, the height of any of the dwellings proposed in any subsequent reserved matters application(s) pursuant to this consent shall not exceed two storeys in height.

Reason:  To clarify the scope and nature of the consent and to ensure developments visual compatibility with the defined open countryside in accordance with Policies DMG1, DMG2 and DMH3 of the Ribble Valley Core Strategy. 



	13
	Applications for the approval of reserved matters shall include the provision of a vegetated planting/buffer zone no less than 5 metres wide to the northern and western boundaries of the site as indicated on drawing(s) 10.192 15 B and 10.192 16 B.

The width of the buffer zone(s) shall be measured from the adjacent existing site boundary and any proposed development or boundary of residential curtilage and shall be kept free of structures, hard standings and fences and shall be planted with locally native tree and plant species of UK generic provenance, the details of which (including timings for planting) shall be submitted to and approved in writing by the Local Planning Authority prior to the commencement of development of any relevant phase as defined by condition 3 of this consent. The development shall be carried out in accordance with the approved details.

Reason: To protect and enhance local biodiversity and to protect existing and future residential amenity in accordance with Policies DMG1 and DME3 of the Ribble Valley Core Strategy.



	14
	Applications for the approval of reserved matters shall include details of the provision of domestic external or internal (within garages) sockets for the charging of electric/hybrid vehicles on no less than 30% of the dwellings within each phase as defined by condition 3 of this consent.  The development shall be carried out in strict accordance with the approved details and the agreed charging points shall be installed and be made available for use prior to first occupation of the dwelling(s) upon which they are to be located/are intended to serve.

Reason:  To ensure that the development provides adequate and appropriate sustainable transport options and in the interest of lowering emissions resultant from vehicular movements associated with the development in accordance with Key Statements EN3 and DMI2 and Policies DMG1 and DMG3 of the Ribble Valley Core Strategy

P.T.O.

	
	Highways and Infrastructure


	15
	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 improvements have been submitted to, and approved by, the Local Planning Authority in consultation with the Highway Authority.  

For the avoidance of doubt the works shall compromise:

- 2 Site access priority Junctions, subject to detailed design as shown in principle (but not prescriptive) on MB Drawing No. X/JWPCLONGRIDGE.1/01 F.

- Gateway entrance and speed limit change measures on Preston Road.

- Bus stop improvements/upgrade to quality bus standard with refuge islands and footway connection on Preston Road, subject to detailed design, as shown on Drawing No.  X/JWPCLONGRIDGE.1/03 B.

- Junction Improvement at the Preston Road/Whittingham Lane junction in Grimsargh; to allow right turn traffic in Preston Road to wait in a widened lane without blocking through traffic.  Subject to detailed design as shown in principle (but not prescriptive) on MB Drawing No. JWPCLong.1/02.

Reason:  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 ensure the safe operation of the Highway Network in accordance with Key Statement DMI2 and Policy DMG3 of the Ribble Valley Core Strategy.



	16
	No part of the development hereby approved shall be occupied or opened for trading until the approved Highways Improvements as referred to in Condition 15 have been constructed and completed in accordance with the approved details.  

Reason:  In order that the traffic generated by the development does not exacerbate unsatisfactory highway conditions in advance of the completion of the highway scheme/works in accordance with Key Statement DMI2 and Policy DMG3 of the Ribble Valley Core Strategy.



	17
	Notwithstanding the submitted details, no development, including any site preparation or demolition shall commence or be undertaken on site until the new estate road/access point/points between the proposal site and Preston Road shall have been constructed in accordance with the Lancashire County Council Specification for Construction of Estate Roads to at least base course level.  

Reason:  To ensure that satisfactory access is provided to the site before the development hereby permitted becomes operative and to ensure the safe operation of the highway during the construction phase of the development in accordance with Key Statement DMI2 and Policy DMG3 of the Ribble Valley Core Strategy.

P.T.O.

	18
	Upon the new estate road/access point/points between the proposal site and Preston Road having been constructed in accordance with the Lancashire County Council Specification for Construction of Estate Roads to at least base course level as required by condition 9, the existing vehicular field access points from Preston Road shall be physically and permanently closed and the existing footway and kerbing of the vehicular crossing shall be reinstated in accordance with the Lancashire County Council Specification for Construction of Estate Roads.

Reason:  To limit the number of access points to the site and to ensure the proper construction and continued safe operation of the highway in accordance with Key Statement DMI2 and Policies DMG1 and DMG3 of the Ribble Valley Core Strategy.



	19
	Prior to the first occupation of any residential dwelling hereby approved a new paved footpath/cycleway connection will be provided to link the site to the adjacent Water Meadows site as indicated on the movement frame work, Drawing No. 10.192-14 D details of which shall have first been submitted to an approved in writing by the Local Planning Authority in consultation with the Highway Authority. The development shall be carried out in strict accordance with the approved details.

For the avoidance of doubt the footpath/cycleway shall be constructed to a minimum width of 3.5m, surfaced and with footway lighting provision.

Reason: To provide a safe an adequate standard of provision for the movement of pedestrians and cyclists within the site and to ensure adequate permeability and connectivity with adjacent development and the existing highway/pedestrian network in accordance with Key Statement DMI2 and Policies DMG1 and DMG3 of the Ribble Valley Core Strategy. 



	20
	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 a scheme for the construction of the pedestrian and vehicular site accesses has been submitted to, and approved in writing by the Local Planning Authority in consultation with the Highway Authority.  

For the avoidance of doubt the submitted details shall also include the precise nature and design of all pedestrian/cycleway accesses into and out of the site including details of their interface with existing pedestrian/cycle routes or networks.  The development shall be carried out in strict accordance with the approved details.

Reason: 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 in accordance with Key Statement DMI2 and Policies DMG1 and DMG3 of the Ribble Valley Core Strategy.

P.T.O.

	21
	Prior to the first occupation of any residential dwelling in any approved phase of development a new paved footpath/cycleway connection from that phase will be provided to link the site to the surrounding environment, highways/footpath network and/or adjacent phases as indicated on movement framework, Drawing No. 10.192-14 D, details of which shall have first been submitted to an approved in writing by the Local Planning Authority in consultation with the Highway Authority.  The development shall be carried out in strict accordance with the approved details.

For the avoidance of doubt the footpath/cycleway shall be constructed to a minimum width of 3.5m, surfaced and with footway lighting provision.

Reason: To provide a safe an adequate standard of provision for the movement of pedestrians and cyclists within the site and to ensure adequate permeability and connectivity with adjacent development/phases of development and the existing highway/pedestrian network in accordance with Key Statement DMI2 and Policies DMG1 and DMG3 of the Ribble Valley Core Strategy



	22
	Notwithstanding the submitted details, no development, including any site preparation or demolition shall commence or be undertaken on site 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 in consultation with the Highway 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 who will maintain the streets in accordance with the approved details.

Reason: To ensure the future long-term management and maintenance of the proposed streets and to ensure the appropriate long term maintenance for the provision of vehicular, pedestrian and cycle movement within the site in accordance with Key Statement DMI2 and Policies DMG1 and DMG3 of the Ribble Valley Core Strategy.

P.T.O.

	23
	No development shall commence until a Framework Travel Plan has been submitted to, and approved in writing by, the Local Planning Authority in consultation with the Highway Authority.  The provisions of the Framework Travel Plan shall be implemented and operated in strict accordance with the timetable contained therein unless otherwise agreed in writing with the Local Planning Authority: 

For the avoidance of doubt the Framework Travel Plan must include a schedule for the submission of a Full Travel Plan within a suitable timeframe of first occupation, the development being first brought into use or other identifiable stage of development.

Where the Local Planning Authority agrees a timetable for implementation of a Framework or Full Travel Plan, the elements are to be implemented in strict accordance with the approved timetable unless otherwise agreed in writing with the Local Planning Authority.  All elements shall continue to be implemented at all times thereafter for as long as any part of the development is occupied or used/for a minimum of at least 5 years after site completion.

Reason:  To ensure that the development provides adequate and appropriate sustainable transport options in accordance with Key Statement DMI2 and Policies DMG1 and DMG3 of the Ribble Valley Core Strategy.

P.T.O.

	24
	No development shall take place within a phase (pursuant to condition 3 of this consent) until a Construction Method Statement for the relevant phase has been submitted to and approved in writing by the local planning authority.  For the avoidance of doubt the submitted statement shall provide details of:

A.
The location and precise siting of parking of vehicles of site operatives and visitors

B.
The location and precise siting for the loading and unloading of plant and materials

C.
The location precise siting of storage of plant and materials used in construction of the development

D.
The locations and precise siting of security hoarding(s) 

E.
The location and method of wheel washing facilities to prevent mud and stones/debris being carried onto the Highway and the timings/frequencies of mechanical sweeping of the adjacent roads/highway.  For the avoidance of doubt such wheel washing facilities/mechanical sweeping shall remain in place/be undertaken for the duration of the construction phase of the development

F.
Time period schedules 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)

G.
The precise details of the highway routes of plant and material deliveries to and from the site.

H.
details of measures to ensure that construction and delivery vehicles do not impede access to adjoining properties.

I.
The precise days and hours of operation for all construction, site preparation and demolition works.

The methodologies and timings contained within the approved Construction Method Statement shall be strictly adhered to throughout the construction period of the development.

Reason: In the interests of protecting residential amenity from noise and disturbance and to ensure the safe operation of the Highway in accordance with Policies DMG1 and DMG3 of the Ribble Valley Core Strategy.



	25
	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 during the full construction period.  

For the avoidance of doubt the wheel washing facilities and mechanical sweeping shall be sited/located and remain in place/be carried out in strict accordance with the details approved pursuant to condition 24 of this consent. 

Reason:  To prevent stones and mud being carried onto the public highway and to ensure the continued safe operation of the highway during the construction phase(s) of the development in accordance with Policies DMG1 and DMG3 of the Ribble Valley Core Strategy.

P.T.O.



	
	Drainage


	26
	Foul and surface water shall be drained on separate systems. 

Reason: To secure proper drainage and to manage the risk of flooding and pollution in accordance with Policies DMG1 and DME6 of the Ribble Valley Core Strategy.



	27
	Prior to the commencement of any development, a surface water drainage scheme, based on the hierarchy of drainage options in the National Planning Practice Guidance with evidence of an assessment of the site conditions shall be submitted to and approved in writing by the Local Planning Authority. 

The surface water drainage scheme must be in accordance with the Non-Statutory Technical Standards for Sustainable Drainage Systems (March 2015) or any subsequent replacement national standards and unless otherwise agreed in writing by the Local Planning Authority, no surface water shall discharge to the public sewerage system either directly or indirectly.  The development shall be carried out and completed in strict accordance with the approved details. 

Reason:  To promote sustainable development, secure proper drainage and to manage the risk of flooding and pollution in accordance with Policies DMG1 and DME6 of the Ribble Valley Core Strategy.



	28
	Applications for the approval of reserved matters for any phase of development hereby approved shall be accompanied by the following details  which shall be submitted to and approved in writing by, the local planning authority, in consultation with the Lead Local Flood Authority:

A Surface water drainage scheme which as a minimum shall include the following:

A.
Information about the lifetime of the development design storm period and intensity (1 in 30 & 1 in 100 year + allowance for climate change - see EA advice https://www.gov.uk/guidance/flood-risk-assessments-climate-change-allowances), discharge rates and volumes (both pre and post development), temporary storage facilities, means of access for maintenance and easements where applicable, 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 flood levels in AOD;

/Continued………………

	28/Cont….
	B.
The drainage scheme should demonstrate that the surface water run-off must not exceed the existing pre-development greenfield runoff rate for the corresponding rainfall event.  The scheme shall subsequently be implemented in accordance with the approved details before the development is completed.

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

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

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

F.
Site investigation and test results to confirm infiltrations rates;

G.
Details of water quality controls, where applicable.

H.
Details of finished floor levels.

The scheme shall be fully implemented and subsequently maintained, in accordance with the timing / phasing arrangements embodied within the submitted details or within any other period as may subsequently be agreed, in writing, by the Local Planning Authority in consultation with the Lead Local Flood Authority.

Reason: To prevent flooding by ensuring the satisfactory storage of/disposal of surface water from the site, to reduce the risk of flooding to the proposed development, elsewhere and to future users.  To ensure that water quality is not detrimentally impacted by the development proposal in accordance with Policies DMG1 and DME6 of the Ribble Valley Core Strategy.

P.T.O.

	28
	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 the following:

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 strict 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 in accordance with Policies DMG1 and DME6 of the Ribble Valley Core Strategy.



	
	Landscape and Ecology


	29
	Applications for the approval of reserved matters shall be accompanied by elevational and siting details including the height and appearance of all boundary treatments, fencing, walling, retaining wall structures and gates to be erected within the development.

For the avoidance of doubt the submitted details shall include 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 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, DME3 and DMB4 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.

P.T.O.

	30
	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 precise details of the native woodland, community woodland and wildlife area(s) to the eastern extents of the site as indicated on drawings(s) 10.192 15 B and 10.192 16 B have been submitted to and agreed in writing by the Local Planning Authority. 

For the avoidance of doubt the submitted details shall also include a phasing schedule for the planting of the woodland areas referred to and shall indicate that planting will commence on the woodland areas in the first planting season following the commencement of development.

Reason:  To comply with Key Statement EN4 and Policies DMG1, DME3 and DMB4 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.  It is further considered the appropriate phasing is required to ensure the community woodland establishes concurrently with the commencement of development to ensure adequate usable open space is provided for future residents/occupier of the development within an appropriate and acceptable timeframe.



	31
	Applications for the approval of reserved matters for any phase of development, as defined by condition 3 of this consent, shall be accompanied by precise full details of the siting, scale and appearance of all play equipment or street furniture, whether it be formal or informal including areas of usable open space within that phase.  For the avoidance of doubt the submitted details shall include the phasing and timings of the installation of such provision and equipment.  The development shall be carried out in strict accordance with the approved details.

Reason:  To comply with Policies DMG1 and DMB4 of the Ribble Valley Core Strategy, to ensure a satisfactory standard of appearance in the interests of the visual amenities of the area to ensure adequate usable open space provision is provided for future residents/occupier of the development within an appropriate and acceptable timeframe.



	32
	Notwithstanding the submitted details, no development, including any site preparation, demolition, scrub/hedgerow clearance or tree works/removal shall commence or be undertaken within a phase until a landscape management plan, including long-term design objectives, management responsibilities and maintenance schedules for all landscape areas (other than small, privately owned, domestic gardens), including areas of usable public open space, woodland, trim tracks and trim trails  for that phase has been submitted to and approved in writing by the Local Planning Authority.  The landscape management plan shall be carried out and implemented in strict accordance with the approved details.

Reason: To ensure the proper long-term management and maintenance of landscaped areas, areas of public open space and woodland planting in the interests of residential and visual amenity and biodiversity enhancement, in accordance with To comply with Key Statement EN4 and Policies DMG1, DME3 and DMB4 of the Ribble Valley Core Strategy.

P.T.O.

	33
	Notwithstanding the submitted details, no development, including any site preparation, demolition, scrub/hedgerow clearance or tree works/removal shall commence or be undertaken within a phase (as defined by condition 3 of this consent) until details of the provisions to be made for building dependent species of conservation concern, artificial bird nesting bricks and artificial bat roosting bricks for that phase have been submitted to, and approved in writing by the Local Planning Authority. 

For the avoidance of doubt the details shall be submitted on a dwelling/building dependent bird/bat species site plan and include details of plot numbers and the numbers of artificial bird nesting bricks and artificial bat roosting bricks 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 bricks shall be incorporated into those individual dwellings during the construction of those individual dwellings identified on the submitted plan and be made available for use before each such dwelling is occupied and thereafter retained.  The development shall be carried out in strict accordance with the approved details.

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



	34
	Notwithstanding the submitted details, no development, including any site preparation, demolition, scrub/hedgerow clearance or tree works/removal shall commence or be undertaken within a phase (as defined by condition 3 of this consent) until a revised Habitat Survey and Great Crested Newt Impact Assessment has been submitted to and approved in writing by the Local Planning Authority for that phase.  

For the avoidance of doubt the survey, in addition to all ponds and watercourses within the development site, shall also take account of the presence of all adjacent watercourses and ponds including those found within the curtilages of adjacent properties and shall provide precise details of mitigation measures where necessary including details of mitigation during the construction phase and for the lifetime of the development.

The actions, methods & timings included in the agreed documentation including any mitigation measures identified shall be fully implemented and adhered to throughout the lifetime of the development.

Reason: To protect and conserve the habitats of species of conservation concern in accordance with Policies DMG1 and EN4 of the Ribble Valley Core Strategy and to ensure adequate and up to date survey information is received to enable the Local Planning Authority to accurately determine/assess any potential impacts resultant from the development and determine/assess appropriate mitigation.

P.T.O.

	35
	Notwithstanding the submitted details, no development, including any site preparation, demolition, scrub/hedgerow clearance, or tree works/removal shall commence or be undertaken within a phase until a European Protected Species Mitigation Licence has been submitted to and obtained from Natural England for that phase (where required by details pursuant to condition 35 of this consent).  A copy of the licence obtained shall then be submitted to and agreed in writing by local planning authority in consultation with Natural England. 

The actions, methods & timings included in the mitigation measures identified and the conditions of the Natural England Licence shall be fully implemented and adhered to throughout the lifetime of the development.

Reason:  To ensure the protection of species/habitat protected by the Wildlife and Countryside Act 1981 (as Amended) and in the interests of biodiversity and to enhance habitat opportunities for species of conservation concern/protected species and to minimise/mitigate the potential impacts upon protected species resultant from the development in accordance with Key Statement EN4 and Policy DME3 of the Ribble Valley Core Strategy.



	36
	Notwithstanding the submitted details, no development, including any site preparation, demolition, scrub/hedgerow clearance, or tree works/removal shall commence or be undertaken within a phase until a revised Arboricultural Impact Assessment for that phase has been submitted to and agreed in writing by local planning authority.

For the avoidance of doubt, the Arboricultural Impact Assessment 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.

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 Key Statement EN4 and Policies DMG1, DME1 and DME3 of the Ribble Valley Core Strategy.
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	37
	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 dwellings 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 or be of detriment to residential amenity in accordance with Policies DMG1 and DMG2 of the Ribble Valley Core Strategy.

P.T.O.

	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 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
	This permission shall be read in conjunction with the Section 106 Agreement dated 15/09/2017.


	5
	The granting of planning permission will require the applicant to enter into an appropriate Legal Agreement, with the County Council as Highway Authority.  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 is advised to contact Highways Development Support at Cuerden Mill Depot, Cuerden Way, Bamber Bridge, Preston PR5 6BJ in the first instance to ascertain the details of such an agreement and the information to be provided.


	6
	The applicant is advised that to discharge condition 22 the Local Planning Authority requires a copy of a completed agreement between the applicant and the local highway authority under Section 38 of the Highways Act 1980, or the constitution and details of a Private Management and Maintenance Company confirming funding, management and maintenance regimes.


	7
	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.


	8
	This consent does not give approval to a connection being made to the County Council's highway drainage system.


	9
	A Travel Plan is a document setting out a package of measures for reducing the number of single occupancy car trips made to a site or location and the promotion of sustainable methods of travel.  Comprehensive definitions of Framework Travel Plan, Full Travel Plan and required components of a Travel Plan are available from Lancashire County Council's Business Travel Plan web pages. 
P.T.O.

	10
	For the avoidance of doubt, this response does not grant the applicant permission to connect to the ordinary watercourse(s) and, once planning permission has been obtained, it does not mean that land drainage consent will be given.  The applicant should obtain Land Drainage Consent from Lancashire County Council before starting any works on site.

	
	

	
	

	
	

	
	

	
	

	
	

	
	

	
	

	
	

	
	

	
	

	
	

	
	

	
	

	
	

	
	

	
	


	JOHN HEAP

DIRECTOR OF COMMUNITY SERVICES
	

	
	

	
	

	
	


2

