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	PARTICULARS OF DEVELOPMENT: 
	Application for outline planning permission for the demolition of an existing garage and the erection of two detached dwellings including details of layout and access with all other matters reserved.

	AT: 
	Land adjacent to The Beeches 65 Whalley Road Langho BB6 8EF

	Ribble Valley Borough Council hereby give notice in pursuance of provisions of the Town and Country Planning Act 1990 that outline planning permission has been granted for the carrying  out of the development referred to above in accordance with the application and plans submitted subject to the following conditions:   

	1
	Application(s) for approval of all reserved matters must be made not later than the expiration of three years beginning with the date of this permission and the development must be begun not later than whichever is the later of the following dates.

(a) 
The expiration of three years from the date of this permission; or

(b) 
The expiration of two years from the final approval of the reserved matters or, in the case of 
approval on different dates, the final approval of the last such matter to be approved.

Reason: Required to be imposed pursuant to Section 91 of the Town and Country Planning Act 1990



	2
	The outline permission (access and layout) hereby approved shall relate to the development as shown on drawings:

"
Drawing 011 - Parameters Plan

"
Drawing 012 - Illustrative Layout and Streetscape

"
Drawing 014 - Schematic Access Plan

Reason:  For the avoidance of doubt and to clarify the details relating to the consent hereby approved.



	3
	Any subsequent reserved matters applications pursuant to this outline consent shall be made in strict accordance with the 'Building parameters' as defined within the submitted Design and Access Statement dated September 2017 and in strict accordance with Drawing 011 - Parameters Plan. 

Reason: To clarify the nature of the consent hereby approved and in the interests of protecting the visual amenities of the  area and the residential amenities of the occupiers of the adjacent neighbouring properties, in accordance with Policy DMG1 of the Ribble Valley Core Strategy.



	4
	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.



	5
	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 hereby approved.

For the avoidance of doubt the submitted details shall also 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 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
	Before the proposed access to the new dwellings and the reinstated access to the existing dwelling are used for vehicular purposes, any gateposts erected at the access points shall be positioned 5 metres behind the nearside edge of the carriageway and visibility splay fences or walls shall be erected from the gateposts to the existing highway boundary, such splays shall be 45 degrees to the centre line of the access.  

The gates shall open away from the highway.  Should the access points remain un-gated 45 degree splays shall be provided between the highway boundary and points on either side of the drive measured 5 metres back from the nearside edge of the carriageway.

Reason: To ensure adequate vehicular access and visibility in accordance with Policies DMG1 and DMG3 of the Ribble Valley Core Strategy.



	7
	Before the proposed access to the new dwellings and the reinstated access to the existing dwelling (65 Whalley Road) are used for vehicular purposes, that part of the access points extending from the highway boundary for a minimum distance of 5 metres into the site shall be appropriately paved in tarmacadam, concrete, block paviours, or other approved materials and in accordance with a scheme that shall have first been submitted to and agreed in writing by the Local Planning Authority.

Reason: To ensure appropriate means of vehicular access and to prevent loose surface material from being carried onto the public highway thus causing a potential source of danger to other road users, in accordance with Policies DMG1 and DMG3 of the Ribble Valley Core Strategy.



	8
	The layout of the development shall include provisions to enable vehicles to enter and leave the highway in forward gear and such provisions shall be laid out as shown on Drawing 012 Rev A or equivalent for each of the two new dwellings.  A vehicular turning space and 3 parking spaces shall also be provided to the front of the existing dwelling number 65 Whalley Road as shown on Drawing 012 Rev A or equivalent, the details of which shall be submitted and agreed in writing by the Local Planning Authority prior to the commencement of development.  These vehicular turning spaces shall be laid out and made available for use prior to first occupation of the dwellings hereby approved.

Reason: To ensure appropriate vehicular access and adequate parking provision is provided on site in accordance with Policies DMG1 and DMG3 of the Ribble Valley Core Strategy.



	9
	Notwithstanding the submitted details, no development, including any site preparation, demolition, tree works/removal shall commence or be undertaken on site, the hedgerow on the highway frontage of the site to Whalley Road shall be reduced to and permanently maintained henceforth at a height not greater than 1 metre above the crown level of the carriageway of Whalley Road.

Reason: To ensure adequate visibility for the drivers of vehicles entering and leaving the site and in the interests of the safe operation of the immediate highways in accordance with Policy  DMG3 of The Ribble Valley Core Strategy



	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 Key Statement EN4 and Policies DME2 and DME6 of the Ribble valley Core Strategy.



	11
	Prior to commencement of any site works including delivery of building materials and excavations for foundations or services all trees/hedgerow identified to be retained in the Arboricultural Impact Assessment dated the September 2017 shall be protected in accordance with the BS5837 2012 [Trees in Relation to Demolition, Design & Construction] the details of which shall be submitted to and agreed in writing by the Local Planning Authority.  The specified tree protection measures shall remain in place throughout the construction phase of the development and the methodology hereby approved shall be adhered to during all site preparation/construction works.

No tree pruning shall be implemented without prior written consent, which will only be granted when the local authority is satisfied that it is necessary is in accordance with BS3998 for tree work and carried out by an approved arboricultural contractor.

Reason: In order to ensure that trees of visual amenity value are afforded maximum physical protection from the potential adverse effects of development in accordance with Policy DMG1 of the Ribble Valley Core Strategy.



	12
	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 Policy DME6 of the Ribble Valley Core Strategy.



	13
	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 completed in 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 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 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.

	pp JOHN HEAP

DIRECTOR OF COMMUNITY SERVICES
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