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	DEVELOPMENT PROPOSED:
	Full application for the demolition of existing structures and removal of culvert to Sabden Brook; development of 30 dwellings including re-construction of former Marbil office buildings as new dwellings; reconstruction of base of mill chimney as an ecology tower and associated access and landscaping.

	AT:
	Former Victoria Mill Watt Street Sabden BB7 9ED

	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):



	
	Timings and Commencement



	1. 
	The development must be begun no 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 as amended by Section 51 of the Planning and Compulsory Purchase Act 2004.

P.T.O.

	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:

·     1582SPL/VMS-LP01:  Location Plan

·     1582SPL/VMS-SL01 - Rev: K:  Site Layout Arrangement Plan

·     1582SPL/VMS-ASH.01 - Rev: A: Plots 1-4 – Ashton
·     1582SPL/VMS-ASH.02 - Rev: A: Plot 8 – Ashton
·  
1582SPL/VMS-ASH.03 - Rev: A: Plots 9-10 – Ashton
·     1582SPL/VMS-BRE.01 - Rev: A: Plot 19 – Brearly
·     1582SPL/VMS-BT0.1 - Rev: B: Boundary Treatment

· 
1582SPL/VMS-COB.01 - Rev: A: Plot 26 – Cobden
· 
1582SPL/VMS-EAM.01 - Rev: A Plot 27 – Eames
· 
1582SPL/VMS-FES.01 - Rev: A Plots 13,14,16,17, 21 – Fester
· 
1582SPL/VMS-GAR.01 - Rev: A: Single Garage
·     1582SPL/VMS-GAR.02 -Rev: A: Double Garage
· 
1582SPL/VMS-GAR.03 -Rev: A: Treble Garage
·     1582SPL/VMS-GAR.04 - Rev: A: Feature Garages
· 
1582SPL/VMS-HAR.01 - Rev: A: Plot 5 – Hartford
·     1582SPL/VMS-HUT.02 - Rev: A: Plot 11 – Hutton
·     1582SPL/VMS-KT01a - Rev: A: Plot 18
· 
1582SPL/VMS-KT01b - Rev: A: Plot 18
· 
1582SPL/VMS-KT02a - Rev: A Plot 20
· 
1582SPL/VMS-KT02b - Rev: A Plot 20
· 
1582SPL/VMS-MIL.01 - Rev: A Plots 28-30 - Mill Building Ground Floor
· 
1582SPL/VMS-MIL.02 - Rev: A Plots 28-30 - Mill Building First Floor
· 
1582SPL/VMS-MIL.03 - Rev: A Plots 28-30 - Mill Building Second Floor
·     1582SPL/VMS-MIL.04 - Rev: A Plots 28-30 - Mill Building Elevations Front
·     1582SPL/VMS-MIL.05 - Rev: A Plots 28-30 - Mill Building Elevations Rear
·     1582SPL/VMS-MIL.06 - Rev: A Plots 28-30 - Mill Building Elevations Side 0
· 
1582SPL/VMS-MIL.07 - Rev: A Plots 28-30 - Mill Building Elevations Side 02
· 
1582SPL/VMS-NC01- Rev: C: Proposed Replacement Chimney Structure and Ecology Mitigation Tower
· 
1582SPL/VMS-NC02- Rev: A: Proposed Replacement Chimney Structure and Ecology Mitigation Tower
·     1582SPL/VMS-OBC.01 - Rev: A Plots 22-24 - Proposed Office Block Conversion 
· 
1582SPL/VMS-PEN.01 - Rev: A Plot 7 – Pendleton
· 
1582SPL/VMS-REA.01 - Rev: A Plot 6 – Read
·     1582SPL/VMS-SS.01 - Rev: C: Street Scene A
· 
1582SPL/VMS-SS.02 - Rev: C: Street Scene B
· 
1582SPL/VMS-SS.03 - Rev: C: Street Scene C
· 
1582SPL/VMS-SS.04 - Rev: C: Street Scene D
·     1582SPL/VMS-SS.05 - Rev: C: Street Scene E 

· 
1582SPL/VMS-SS.06 - Rev: C: Street Scene F
P.T.O.

	2.
	Condition 2 continued/…….

·     1582SPL/VMS-TWI.01 - Rev: A Plot 12 – Twistleton
·     1582SPL/VMS-WHI.01 - Rev: A Plot 25 – Whittaker
·     GL0900 01 B - Detailed Landscape Proposals
·     GL0900 02 B - Sabden Brook Landscape Sections 
·     17140-C-SK.06 Rev A  -Extents of Adoptable Highway
·     Construction Management Statement
REASON:  For the avoidance of doubt since and to clarify which plans are relevant to the consent hereby approved.



	  
	Matters of Design



	3. 
	Precise specifications or samples of all external surfaces, including surfacing materials including details of the glazing and windows/door framing 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 detailed design of the proposal is appropriate to the locality in accordance with Key Statements EN2, EN5 and Policies DMG1 and DME4 of the Ribble Valley Core Strategy.



	4. 
	Notwithstanding the submitted details, elevational details including the alignment, height and appearance of all boundary treatments, fencing, walling, retaining wall structures and gates to be erected within the development shall have been submitted to and approved by the Local Planning Authority prior to their installation.  


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 (including those within residential curtilages) to encourage terrestrial species movement.  


The development shall be carried out in strict accordance with the approved details.  The agreed wildlife corridors/gaps shall be retained in perpetuity and thereafter remain free from obstructions which would preclude their use by wildlife.


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 Key Statement EN5 and Policies DMG1 and DME4 of the Ribble Valley Core Strategy.

P.T.O.

	5. 
	Notwithstanding the submitted details, elevational details including the precise location of all street furnishings to be erected within the development shall have been submitted to and approved by the Local Planning Authority prior to their installation.  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 Key Statement EN5 and Policies DMG1 and DME4 of the Ribble Valley Core Strategy.



	6. 
	Details of a scheme for any external building or ground mounted lighting/illumination, shall have been submitted to and approved in writing by the local planning authority prior to their installation.


For the avoidance of doubt the submitted details shall include luminance levels and demonstrate how any proposed external lighting has been designed and located to avoid excessive light spill/pollution and  shall include details to demonstrate how artificial illumination of important wildlife habitats is minimised/mitigated.


The lighting schemes(s) shall be implemented in accordance with the approved details and retained as approved unless agreed in writing by the Local Planning Authority.


REASON: To enable the Local Planning Authority to exercise control over development which could prove materially harmful the character and visual amenities of the immediate area and to minimise/mitigate the potential impacts upon protected species resultant from the development in accordance with Key Statement EN4 and Policies DMG1 and DME3 of the Ribble Valley Core Strategy.



	7. 
	1:20 section details of each elevation of the proposed Ecology Mitigation Towers shall have been submitted to and approved by the Local Planning Authority prior to the commencement of their construction.  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 appropriate ecological/biodiversity mitigation/enhancement is provided in accordance with Key Statements EN2 and EN4 and Policies DMG1, DME3 and DME4 of the Ribble Valley Core Strategy.

P.T.O.



	
	Landscape and Ecology



	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 details of the provisions to be made for building dependent species of conservation concern, artificial bird nesting boxes and artificial bat roosting sites 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 indicate the type of provision to be provided and identify the actual wall and roof elevations into which the above provisions shall be incorporated and shall take account of the recommendations contained within the Extended Phase 1 Habitat Survey and Bat Report dated 12/04/2018 Ref: 13611e/DB.


The artificial bird/bat boxes shall be incorporated into those individual dwellings during the construction their construction 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 Key Statement EN4 and Policy DME3 of the Ribble Valley Core Strategy.  



	9. 
	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 details of the phasing for the delivery of the Ecology Mitigation Towers has been submitted to and approved in writing by the Local Planning Authority.  The development shall be carried out in strict accordance with the approved phasing/timings.


REASON:  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.



	10. 
	The landscaping proposals hereby approved (GL0900 01B) 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.

P.T.O.

	11. 
	Precise specifications, locations and the timings for the installation of interim bat boxes as recommended within the submitted Extended Phase 1 Habitat Survey and Bat Report (Ref: 13611e/DB) shall have first been submitted to and approved by the Local Planning Authority prior to the commencement of any development, including any site preparation, demolition, scrub/hedgerow clearance or tree works/removal.


The development shall be carried out in strict accordance with the approved details including the agreed timings for installation and duration for retention of the interim bat box provision.


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.



	12. 
	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 European Protected Species Mitigation Licence has been submitted to and obtained from Natural England.  For the avoidance of doubt the submitted licence shall take account of the measures/timings and mitigation recommendations of the following approved documentation:


Extended Phase 1 Habitat Survey and Bat Report - 13611e/DB


Otter, Water Vole and Crayfish Survey & Report - 13611 f/g/DB


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.

P.T.O.

	13. 
	No removal of vegetation including trees or hedges shall be undertaken within the nesting bird season of 1st March - 31st August unless otherwise agreed in writing by the Local Planning Authority. 


Any removal of vegetation outside the nesting bird season shall be preceded by a pre-clearance check by a licensed ecologist on the day of removal to ensure that removal does not result in unacceptable impacts upon nesting birds or other species of conservation concern.


REASON:  To ensure that there are no adverse effects on the favourable conservation status of birds, to protect the bird population and species of importance or conservation concern from the potential impacts of the development in accordance with Key Statement EN4 and Policies DMG1 and DME3 of the Ribble Valley Core Strategy.



	14. 
	All tree works/tree protection shall be carried out in strict accordance with the submitted Arboricultural Method Statement (13611-B/AJB).  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.


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 areas(s) specified without written consent of 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 EN4 and Policies DME3 and DMG1 of the Ribble Valley Core Strategy.



	
	Highways



	15. 
	The new estate roads between the site and Whalley Road and Watt Street shall be constructed in accordance with the Lancashire County Council Specification for Construction of Estate Roads to at least base course level before any development (other than site demolition and clearance) takes place within the site. 


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



	16. 
	No part of the development hereby approved (other than site demolition and clearance) 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 Key Statement DMI2 and Policy DMG3 of the Ribble Valley Core Strategy.

P.T.O.

	17. 
	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 Key Statement DMI2 and Policy DMG3 of the Ribble Valley Core Strategy.



	18. 
	All garage facilities shall have facility of an electrical supply suitable for charging an electric motor vehicle, the details of which shall have first been submitted to and approved in writing by the Local Planning Authority prior to first occupation of any of the dwellings hereby approved.  The development shall be carried out in accordance with the approved details.


REASON: In order to promote sustainable transport as a travel option and reduce thereby carbon emissions in accordance with Key Statement DMI2 and Policy DMG3 of the Ribble Valley Core Strategy.



	19. 
	Flooding and Drainage

No development shall commence until final 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 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 flood levels in AOD;

/Continued………………………..



	
	
/Condition 19 continued………….
B.
The drainage strategy should demonstrate that post development surface water run-off from the application site will not exceed the existing surface water 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.
 A site layout plan showing flood water exceedance routes, both on and off site - these must be directed away from property and critical infrastructure;

D.
A timetable for implementation, including phasing as applicable;

E.
Details of water quality controls, where applicable.


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.


REASON:  To ensure that the proposed development can be adequately drained, to ensure that there is no flood risk on or off the site resulting from the proposed development and to ensure that water quality is not detrimentally impacted by the development proposal in accordance with Policy DME6 of the Ribble Valley Core Strategy.



	
	P.T.O.

	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



	21. 
	No development shall commence until details of how surface water and pollution prevention will be managed during each construction phase have been submitted to and approved in writing by the local planning authority.


REASON: To ensure that the construction phase(s) of development does not pose an undue flood risk on site or elsewhere and to ensure that any pollution arising from the development as a result of the construction works does not adversely impact on existing or proposed ecological or geomorphic condition of water bodies in accordance with Policy DME6 of the Ribble Valley Core Strategy.



	22. 
	No occupation of the dwellings hereby approved shall take place until the Sabden Brook culvert has been removed and the watercourse restored to open channel in accordance with drawing 1582SPL/VMS-SL01 Rev K and drawing 17140-C-SK.05E


REASON: To reduce the risk of flooding to the proposed development and future users in accordance with Policy DME6 of the Ribble Valley Core Strategy.

P.T.O.

	23. 
	No development (other than site demolition and clearance) approved by this planning permission shall commence until a remediation strategy to deal with the risks associated with contamination of the site has been submitted to, and approved in writing by, the Local Planning Authority.  This strategy will include the following components:

1. 
 A preliminary risk assessment which has identified:

·      all previous uses;
·      potential contaminants associated with those uses;
· 
 a conceptual model of the site indicating sources, pathways and receptors; and
·      potentially unacceptable risks arising from contamination at the site.
2.    A site investigation scheme, based on (1) to provide information for a detailed      assessment of the risk to all receptors that may be affected, including those off site.

3.    The results of the site investigation and the detailed risk assessment referred to in (2) and, based on these, an options appraisal and remediation strategy giving full details of the remediation measures required and how they are to be undertaken.
4.    A verification plan providing details of the data that will be collected in order to demonstrate that the works set out in the remediation strategy in (3) are complete and identifying any requirements for longer-term monitoring of pollutant linkages, maintenance and arrangements for contingency action.


Any changes to these components require the written consent of the local planning authority.  The scheme shall be implemented as approved.


REASON: To ensure that the development does not contribute to, or is not put at unacceptable risk from, or adversely affected by, unacceptable levels of water pollution in accordance with Policy DME6 of the Ribble Valley Core Strategy.



	
	Further Control over Development



	24. 
	
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 or be of detriment to residential amenity in accordance with Key Statements EN2, EN5 and Policies DMG1 and DME4 of the Ribble Valley Core Strategy.

P.T.O.

	25. 
	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 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 Key Statements EN2, EN5 and Policies DMG1 and DME4 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. 
	The decision notice should be read in conjunction with the Section 106 Agreement signed and dated 17 September 2018.


	JOHN HEAP

DIRECTOR OF COMMUNITY SERVICES
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