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	DEVELOPMENT PROPOSED:
	Demolition of existing house with some existing outbuildings, construction of replacement dwelling.

	AT:
	The Woodlands Hothersall Lane Hothersall PR3 2XB

	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 by Section 51 of the Planning and Compulsory Purchase Act 2004.



	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:

GA3108-LP-01-A (amended plan received 27/06/18)

GA3108-001-C (amended plan received 16/10/18)

GA3108-PSP-01-C (amended plan received 20/11/18)

Reason:  For the avoidance of doubt and to clarify which plans are relevant to the consent.

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 dwelling 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 that the Local Planning Authority may ensure that the materials to be used are appropriate to the locality.



	4. 
	Notwithstanding the submitted details, prior to the replacement dwelling hereby approved being occupied, details at a scale of not less than 1:20 of the proposed boundary walling, gates and fencing shall have been submitted to and approved by the Local Planning Authority.  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 boundary treatments are appropriate to the locality.



	5. 
	Unless otherwise agreed in writing with the Local Planning Authority, the trees and hedges shall be retained on site as detailed within the submitted Arboricultural Impact Assessment and all the trees shown to be retained shall have been enclosed with temporary protective fencing in accordance with BS 5837: 2012 Trees in relation to design, demolition and construction - Recommendations. The fencing shall be retained during the period of construction and no work, excavation, tipping, or stacking/storage of materials shall take place within such protective fencing during the construction period. 

Reason: To ensure the adequate protection of trees/hedging of landscape and visual amenity value.  



	6. 
	No clearance of any vegetation in preparation for or during the course of development shall take place during the bird breeding season (March - August inclusive) unless an ecological survey has first been submitted to and approved in writing by the Local Planning Authority which demonstrates that the vegetation to be cleared is not utilised for bird nesting. Should the survey reveal the presence of any nesting species, then no clearance of any vegetation shall take place during the bird breeding season until a methodology for protecting nest sites during the course of the development has been submitted to and approved in writing by the Local Planning Authority. Nest site protection shall thereafter be provided in accordance with the duly approved methodology.

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

P.T.O.

	7. 
	The section of proposed driveway within the root protection area of any retained tree(s) shall be constructed using a no dig method above existing ground level. There shall be no excavations, soil stripping or site grading within the root protection area unless otherwise agreed in writing. 

Reason: In order to prevent root damage and ground compaction within the root protection area and to ensure long term survivability of trees over  which the driveway will be constructed.     



	8. 
	No above ground level works on the construction of the replacement dwelling shall take place until details of the provisions to be made for building dependent species of conservation concern, artificial bird nesting boxes / 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 identify the nature and type of the nesting boxes/artificial roosting sites and the locations(s) or wall and roof elevations into which the above provisions shall be incorporated.

The artificial bird/bat boxes shall be incorporated into the dwelling during the construction stage of the development and made available for use before the dwelling hereby approved is first 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 in the open countryside.



	9. 
	Unless otherwise agreed in writing by the Local Planning Authority, no building or engineering operations within the site or deliveries to and from the site shall take place other than between 07:30 hours and 18:00 hours Monday to Friday and between 08:30 hours and 14:00 hours on Saturdays, and not at all on Sundays or Bank Holidays.

Reason: In order to protect the amenities of neighbouring residents at Wingfield House.



	10. 
	Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 2015 (or any Order revoking, amending or re-enacting that Order) any future extensions and/or alterations to the dwelling including any development within the curtilage as defined in Schedule 2 Part 1 Classes A to H shall not be carried out without the formal written consent of 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 area and to protect the amenity of the neighbouring residential property (Wingfield House).

P.T.O.

	11. 
	No external lighting shall be installed on the replacement dwelling hereby approved, or elsewhere within the site, without the prior written approval of the Local Planning Authority. 

Reason: In order to ensure a satisfactory appearance in the interests of visual amenity and to protect the amenity of the neighbouring residential property (Wingfield House).



	12. 
	The en-suite bathroom window in first floor of the east facing side elevation of the replacement dwelling, shall be obscurely glazed to a minimum of level 4 on the Pilkington Scale (where 1 is the lowest and 5 the greatest level of obscurity) and shall be non-opening unless the parts of the window which can be opened are more than 1.7 metres above the floor level of the room in which the window is installed. The duly installed window shall be retained as such thereafter.

Reason: To prevent overlooking and to safeguard the privacy of occupiers of neighbouring dwelling at Wingfield House. 



	13. 
	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 Polices DMG1 and DMG3 of the Ribble Valley Core Strategy. 



	14. 
	The car parking (for the replacement dwelling) and manoeuvring areas shall be provided as shown on Drawing Number GA3108-PSP-01-C (amended plan received 20/11/18) prior to the first occupation of the replacement dwellinghouse hereby permitted, and shall be permanently maintained thereafter clear of any obstruction to their designated purpose. 

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

P.T.O.

	15. 
	No development shall take place until a Construction Method Statement (CMS) has been submitted to and approved in writing by the Local Planning Authority. The CMS shall include details of the following: - 

(i)
the parking of vehicles of site operatives and visitors; 

(ii)
loading and unloading of plant and materials; 

(iii)
storage of plant and materials used in constructing the development; 

(iv)
the erection and maintenance of security hoarding 

(v)
measures to control the emission of dust and dirt during construction, including a wheel washing facility;

(vi)
HGV delivery times and routeing to/from the site; and

(vii)
Contact details for the site manager

The duly approved CMS shall be adhered to throughout the construction period.


Reason: To protect existing road users in the interest of highway safety and to protect the amenity of neighbouring residents.

Reason for pre-commencement: This information needs to be provided and agreed before any workman or machinery enter the site to ensure the safety of surrounding road users.    



	16. 
	The site shall be drained via separate systems for the disposal of foul and surface water.

Reason: To secure a satisfactory system of drainage and to prevent pollution of the water environment.




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. 
	If any evidence of bats is found at any time during works then works should cease immediately and advice sought from Natural England or a suitably qualified bat worker. 
P.T.O.



	5. 
	The applicant is required to submit a Section 80 (Demolition Notice) and will be required to make good and weather proof the exposed elevation of the adjoining property at Wingfield House. The applicant is advised to contact the Council Building Regulations Service with regard to this issue.  

	6. 
	A number of buildings on site to be demolished may contain asbestos and only fully license operators can carry out works to any such buildings.  


	NICOLA HOPKINS
DIRECTOR ECONOMIC DEVELOPMENT & PLANNING
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