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	DEVELOPMENT PROPOSED:
	Proposed new light industrial unit (class B1)

	AT:
	Unit A to C UpBrooks  Clitheroe  BB7 1PL

	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 in pursuance 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:

Location Plan

PHA/CLA/200A (amended plan received 26/06/18) 

PHA/CLE/300

PHA/CLE/400

REASON: For the avoidance of doubt and to clarify which plans are relevant and to ensure that the development is carried out in accordance with the approved plans.

P.T.O.

	3. 
	Notwithstanding any description of materials in the application and the requirements of condition 2 of this permission, samples or full details of all materials to be used on the external surfaces of the building/unit hereby approved shall have been submitted to and approved in writing by the Local Planning Authority prior to their use on site. Such details shall include the type, colour and texture of the materials. The development shall thereafter be implemented in accordance with the duly approved materials.

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



	4. 
	Details of the design, specification, fixing and finish, including sections at a scale of not less than 1:20, of any extract vents, means of extract, air conditioning, ventilation or any other associated externally mounted/located plant shall have been submitted to and approved in writing by the Local Planning Authority prior to their use within the development.

REASON: To ensure that the development hereby permitted is not detrimental to the amenity of the surrounding area by reason of undue noise emission and/or unacceptable disturbance in accordance with Policy DMG1 of the Ribble Valley Core Strategy.



	5. 
	No external lighting shall be installed on the new unit, or elsewhere on the site, without the prior written approval of the Local Planning Authority. Details of any such lighting shall be submitted to and approved in writing by the Local Planning Authority prior to its installation. The approved details shall thereafter be fully implemented.

Reason: In order to ensure a satisfactory appearance in the interests of visual amenity and to prevent nuisance arising in accordance with Policy DMG1 of the Ribble Valley Core Strategy. 



	6. 
	The unit and associated yard area hereby approved shall only operate between the hours of 07:30-17:00 Monday to Friday inclusive, and not at all on Saturday, Sunday and Bank Holidays.

Reason: In order to prevent nuisance arising in accordance with Policy DMG1 of the Ribble Valley Core Strategy.



	7. 
	No construction work, construction traffic or operation of any plant/machinery shall take place on the site during the course of the development hereby approved except between the hours of 0800 hours and 1800 hours Monday to Friday and 0900 and 1300 on Saturday. No construction work, construction traffic or operation of any plant/machinery shall take place on Sundays or Public Holidays.  Furthermore, no deliveries or vehicles shall arrive on site outside these stipulated working hours.

REASON: In order to protect the residential amenity of the occupiers of the adjacent properties and to comply with Policies DMG1 and DMG3 of the Ribble Valley Core Strategy.

P.T.O.

	8. 
	Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) (England) Order 2015, or any equivalent Order following the revocation and re-enactment thereof (with or without modification), the building hereby approved shall only be used for B1 (light industrial) and B8 (storage) use classes and shall have no permitted change to any other use as defined in the Town and Country Planning (Use Classes) Order 1987 (as amended), without the prior written approval of the Local Planning Authority. 

Reason: For the avoidance of doubt, in the interest of neighbouring residential amenity and to ensure a balance is maintained between the approved use and car parking in accordance with Policies DMG1 and DMG3 of the Core Strategy.

	9. 
	Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 2015 (as amended), or any subsequent enactment or re-enactment thereto, no enlargements, improvements or other alterations (including the insertion of a mezzanine floor) shall be undertaken to the building without express planning permission first being obtained. 

Reason:  To ensure a balance is maintained between floor space and car parking and that the site is capable of accommodating the proposed building in accordance with Policies DMG1 and DMG3 of the Core Strategy.



	10. 
	Before the access hereby approved is used for vehicular purposes, any gateposts erected at the access shall be positioned 5m behind the nearside edge of the footway and visibility splay fences or walls shall be erected from the gateposts to the existing highway boundary, such splays shall be 45° to the centre line of the access. The gates shall open away from the highway. Should the access remain un-gated 45° splays shall be provided between the highway boundary and points on either side of the drive measured 5m back from the nearside edge of the carriageway. 

Reason: To permit vehicles to pull clear of the carriageway when entering the site and to assist visibility in the interest of highway safety in accordance with Policies DMG1 and DMG3 of the Ribble Valley Core Strategy. 



	11. 
	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 in accordance with the approved plan and the vehicular turning space shall be laid out and be available for use before the development is brought into use and maintained thereafter. 

Reason: In the interest of highway safety in accordance with Policies DMG1 and DMG3 of the Ribble Valley Core Strategy.

P.T.O.

	12. 
	The car park shall be surfaced or paved in accordance with a scheme to be approved by the Local Planning Authority and the car parking spaces and manoeuvring areas marked out in accordance with the approved plan, before the use of the premises hereby permitted becomes operative. 

Reason: To allow for the effective use of the parking areas in accordance with Policies DMG1 and 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. 

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 Policies DMG1 and DMG3 of the Ribble Valley Core Strategy.



	14. 
	No part of the development hereby approved shall be occupied or opened for trading until the approved scheme referred to in Condition 13 has been constructed and completed in accordance with the scheme 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 Policies DMG1 and DMG3 of the Ribble Valley Core Strategy. 



	15. 
	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: To prevent stones and mud being carried onto the public highway to the detriment of road safety in accordance with Policies DMG1 and DMG3 of the Ribble Valley Core Strategy. 



	16. 
	Prior to work commencing on site a Construction Management Plan (CMP) shall has been submitted for the written approval of the LPA. The CMP shall highlight how deliveries during construction will be managed and where workers on the site will park during construction. 

Reason: To minimise the impact of construction on existing residents in the vicinity of the site in accordance with Policies DMG1 and DMG3 of the Ribble Valley Core Strategy. 

P.T.O.

	17. 
	The proposed vegetation (trees/hedgerow) as shown to be planted along the northern and western boundaries of the site on approved drawing PHA/CLA/200A (amended plan received 26/06/18) shall be planted within 12 months of the unit hereby approved being first brought into use or such other period as shall be agreed in writing by the Local Planning Authority. Any parts of this vegetation removed, dying, being severely damaged or becoming seriously diseased within three years of planting shall be replaced by hedgerow of similar size and species to those originally required to be planted.

Reason: In order to achieve a satisfactory level of landscaping in the interests of visual amenity in accordance with the requirements of Key Statement EN2 and Policies DMG1 and DME3 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 1, 1 in 2, 1 in 30 & 1 in 100 year + allowance for climate change see EA advice Flood risk assessments: climate change allowances'), 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 levels in AOD;

b)
The drainage strategy should demonstrate that the surface water run-off must not exceed the pre-development greenfield runoff rate which has been calculated at 5 litres per second. 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. 

h)
Breakdown of attenuation volume in pipes, manholes and attenuation tank. 

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. 

Reasons: To ensure that the proposed development can be adequately drained and to ensure there is no flood risk on or off the site resulting from the proposed development in accordance with Policy DME6 of the Ribble Valley Core Strategy. 

P.T.O.

	19. 
	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 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 in accordance with Policy DME6 of the Ribble Valley Core Strategy.



	20. 
	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 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.


	4. 
	For the avoidance of doubt, this response does not grant the applicant permission to connect to the United Utilities surface water sewer and, once planning permission has been obtained, it does not mean that consent will be given.  The applicant should obtain consent from United Utilities before starting any works on site.


JOHN HEAP

DIRECTOR OF COMMUNITY SERVICES
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