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	DEVELOPMENT PROPOSED:
	Erection of 188 new dwellings including means of access and associated works.  To include 57 affordable dwellings (29 affordable rent and 28 shared ownership).

	AT:
	Land off Clitheroe Road Whalley (Lawsonsteads phase 2) BB7 9RG

	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 hereby approved must be begun not later than the expiration of 18 months 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 within the following documentation/drawings:

· 
Location Plan 2001 Rev: B

· 
Existing Site Plan 2005 Rev: B

· 
Proposed Site Plan (GF Plans) AA7403 2010 Rev: D

· 
Proposed Unit Mix Plan (Roof Plans) AA7403 2011 Rev: R

· 
Proposed Material Locations AA7403 2012 Rev: D

· 
Proposed Surface Treatment Layout AA7403 2013 Rev: D

· 
Proposed Boundary Treatments AA7403 2014 Rev: C

· 
Proposed Boundary Layout AA7403 2015 Rev: C

/Continued…………………

	
	Condition 2 /Continued…………………

· 
Proposed Street Scenes (Sheet 1) AA7403 2020 Rev: D

· 
Proposed Street Scenes (Sheet 2) AA7403 2021 Rev: D

· 
Proposed Street Scenes (Sheet 3) AA7403 2022 Rev: E

· 
Existing and Proposed Sections 01 AA7403 2030 Rev: C

· 
Existing and Proposed Sections 02 AA7403 2031 Rev: A

· 
House Type A 2050 Rev: J

· 
House Type B 2051 Rev: J

· 
House Type C 2052 Rev: J

· 
House Type D 2053 Rev: J

· 
House Type F 2055 Rev: J

· 
House Type G 2056 Rev: J

· 
House Type H 2057 Rev: J

· 
House Type J 2059 Rev: J

· 
House Type K 2060 Rev: H

· 
House Type L 2061 Rev: H

· 
Apartment Type M 2064 Rev: G

· 
Apartment Type N 2065 Rev: G

· 
Garage Types 2066 Rev: B

· 
PROW Interface with Proposed Paths AA7403 SK16

·     Green Infrastructure Plan AA7403 L1100 Rev: K

· 
Sales Area AA7403 SK17

· 
Proposed Landscape Buffer AA7403 SK12 Rev: A

· 
Kompan NRO810 - Wobble Bridge

· 
Kompan NRO821 - Balance Posts with Rope

· 
Kompan NRO827 - Balance Beam on Springs

· 
Kompan NRO834 -Tree Climber

· 
Kompan NRO865 - Agility Trail 6

· 
Kompan FSW20100 - Parallel Bars

· 
Kompan FSW20200 - Dip Bench

· 
Kompan FSW20400 - Decline Bench

· 
Kompan FSW20501 - Wide Overhead Ladder

· 
Kompan FSW20600 - Incline Press

"




	
	Condition 2 /Continued…………………

·     Kompan FSW20700 - Multi Net

· 
Kompan FSW20900 - Push Up Bars

· 
Kompan FSW21001 - Triple Parallel Bars High

· 
Kompan FSW20800 - Pull Up Station

· 
Butterfly BX/HMP/350003

· 
Dragonfly BX/HMP/350007

· 
Tree and hedgerow Survey August 2018 18-0886.02

· 
Ecological Appraisal September 2018 18-0886.02

· 
Travel Plan - October 2018

· 
Transport Statement - October 2018

· 
Geophysical Survey August 2018

· 
Geo-Environmental Risk Assessment July 2018

· 
Geo-Environmental Assessment September 2018

· 
Air Quality Assessment October 2018

REASON:  For the avoidance of doubt as the proposal was the subject of agreed design improvements and/or amendments and to clarify which plans are relevant to the consent hereby approved.



	
	Matters of Design



	3. 
	Notwithstanding the submitted details, details or specifications of all materials to be used on the external surfaces of the development hereby approved shall have been submitted to and approved by the Local Planning Authority before their use in the proposed development.  The approved materials shall be implemented within the development in strict accordance with the approved details.

REASON:  In order that the Local Planning Authority may ensure that the materials to be used are appropriate to the locality and respond positively to the inherent character of the area.

P.T.O.

	4. 
	Notwithstanding the submitted details, details of 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 in writing by the Local Planning Authority prior to their installation.

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.  The agreed wildlife corridors/gaps shall be retained in perpetuity and thereafter remain free from obstructions which would preclude their use by wildlife.

REASON:  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 upon protected and non-protected species through the inclusion of measures to retain and enhance habitat connectivity for species of importance or conservation concern.



	
	Landscape and Ecology



	5. 
	
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 full details of the timings and phasing of the equipping of the public open space provision, play areas and delivery of the trim-trail/cycle-ways has been submitted to and approved in writing by the Local Planning Authority.  

For the avoidance of doubt the submitted details shall provide the details of the numbers of dwellings, within a phase, to be constructed/occupied prior to each area of usable public open space becoming fully equipped/available for use.  The provision and equipping of such areas shall thereafter be carried out in strict accordance with the approved details including the agreed timetable for implementation.

REASON:  To ensure the adequate provision for public open space and play areas is brought forward in an appropriate phased manner to serve occupiers/residents of the development and wider community.

P.T.O.

	6. 
	The landscaping proposals hereby approved shall be implemented in the first planting season following occupation or use of the development, 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.  All trees/hedgerow shown as being retained within the approved details shall be retained as such in perpetuity.

REASON: To ensure the proposal is satisfactorily landscaped and trees/hedgerow of landscape/visual amenity value are retained as part of the development.



	7. 
	Prior to the construction of any of the dwellings(s) hereby approved, details of the provisions to be made for building dependent species of conservation concern, artificial bird nesting boxes and artificial bat roosting sites shall 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 development shall be carried out in strict accordance with the approved details and the artificial bird/bat boxes shall be incorporated into the dwelling(s) during the construction stage of the development and be made available for use prior to their first occupation and thereafter retained.  

REASON: In the interests of biodiversity and to enhance nesting/roosting opportunities for species of conservation concern and to minimise/mitigate the potential impacts upon protected species resultant from the development



	8. 
	During the construction period, all trees as shown to be retained within the submitted Tree and hedgerow Survey Report (August 2018 18-0886.02) shall be protected in accordance with British Standard BS 5837 (2012) or any subsequent amendment to the British Standard.

All protective fencing shall be in accordance with BS5837 (2012): 'Trees in Relation to Construction' and be erected in its entirety prior to any other operations taking place on the site.  The agreed tree protection shall remain in place and be maintained for the duration of the construction phase of the development.  For the avoidance of doubt no vehicle, plant, temporary building  or materials, including raising and or, lowering of ground levels, shall be allowed within the protection areas(s) specified.

REASON: To protect trees/hedging of landscape and visual amenity value on and adjacent to the site or those likely to be affected by the proposed development hereby approved.

P.T.O.

	9. 
	No removal of vegetation including trees or hedges shall be undertaken within the nesting bird season (1st March - 31st August inclusive) unless a pre-clearance check on the day of removal, by a licenced ecologist, confirms the absence of nesting birds.  A letter from the ecologist confirming the absence of nesting birds shall be submitted to the Council within one month of the pre-clearance check being undertaken.  

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.



	10. 
	Notwithstanding the submitted details, precise details including a long-term management plan and timings of planting of the landscape buffer margin to the west of plots 143-150 (Proposed Unit Mix Plan AA7403 2011 Rev: R) shall have been submitted to and approved by the Local Planning Authority prior to the construction of any of the aforementioned plot numbers.

The development shall be carried out in strict accordance with the approved details/timings and the approved long-term management plan for the area shall be adhered to for the lifetime of the development.

REASON: To ensure the proposal is satisfactorily landscaped and appropriate to the locality and to ensure that adequate landscape mitigation is provided at an appropriate stage in development to successfully minimise the impacts of the development upon existing neighbouring occupiers.



	11. 
	No works to or within 5m of the tree identified as having bat roosting potential (Figure 5  - Ecological Appraisal September 2018)  shall be undertaken unless further surveys are undertaken, as specified in section 6.0 of the aforementioned report, have first been submitted to and agreed in writing by the Local Planning Authority.

For the avoidance of doubt, the submitted details shall also specify the requirement for any mitigation (where applicable) and provide precise details, including timings/methodology for the implementation of any required mitigation.  The development, including mitigation measures, shall be carried in strict accordance with the approved details and agreed methodologies/timings.

REASON: In the interests of biodiversity and to enhance nesting/roosting opportunities for species of conservation concern and to minimise/mitigate the potential impacts upon protected species resultant from the development

P.T.O.



	
	Highways



	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 Residential and Construction Traffic Management Statement/Plan has been submitted to and agreed in writing by the Local Planning Authority.

For the avoidance of doubt, the statement/plan will detail that other than for residents and following the completion of the extents works as shown on drawing AA7403 SK17, there shall be no direct vehicular access for construction or contractor traffic between the site and Springwood Drive or Fountain Way.  The submitted details shall include provisions to ensure appropriate traffic management and how such provisions will remain in place, on a phased basis, for the duration of the construction phase of the development.  The development shall be carried out in strict accordance with the approved details.


REASON: To limit the number of access points to the highway network and mitigate the potential negative impacts of construction traffic upon the safe operation of the immediate highway network within Whalley. 



	13. 
	No other works other than those (including the construction of 5 dwellings) indicated as 'sales area' on drawing AA7403 SK17 shall be commenced (with the exception of the formation of the estate spine road/A671 link-road and associated works to facilitate the permanent access off A671) until a temporary signalised access for construction traffic off the A671 Whalley Bypass is in operation and the new estate spine road/link-road has been constructed to at least base course level in accordance with a scheme that shall have first been submitted to and agreed in writing by the Local Planning Authority.

REASON: To enable all construction traffic to enter and leave the site in a safe manner without causing a hazard to other road users or being of detriment to the safe operation of the immediate highways network.



	14. 
	No more than 20 units (inclusive of the 5 dwellings/show homes as shown on drawing AA7403 SK17) shall be constructed and occupied until the permanent signalised site access on the A671 has been constructed and is fully operational. 

REASON: In the interests of the continued safe operation of the immediate highway during the construction phase of the development.



	15. 
	Following the completion of all works (including the construction of 5 dwellings) as indicated as 'sales area' on drawing AA7403 SK17, no construction or contractor traffic shall enter or leave the site via Springwood Drive or Fountain Way.

REASON: In the interests of the continued safe operation of the immediate highway during the construction phase of the development

P.T.O.

	16. 
	Prior to first occupation of any of the dwellings hereby approved, a Travel Plan shall be submitted to, and approved in writing by, the Local Planning Authority in consultation with the Highway Authority. 

The Travel Plan shall be implemented within the timescales set out in the approved details and will be audited and updated at intervals not greater than 18 months to ensure that the approved Plan is carried out, the details of which shall be submitted to and agreed by the Local Planning Authority within 2 months of the audit.

REASON: To promote and provide access to sustainable transport options.



	17. 
	No development shall take place until a Construction Method Statement has been submitted to and approved in writing by the local planning authority.  For the avoidance of doubt the submitted information shall provide precise details of:

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

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

C.
The siting and locations of all site cabins

D.
The siting and location of storage of plant and materials used in constructing the development

E.
The siting and locations of security hoarding 

F.
The siting location and nature of wheel washing facilities to prevent mud and stones/debris being carried onto the Highway (For the avoidance of doubt such facilities shall remain in place for the duration of the construction phase of the development).

G.
The timings/frequencies of mechanical sweeping of the adjacent roads/highway

H.
Periods 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)

I.
The highway routes of plant and material deliveries to and from the site.

J.
Measures to ensure that construction and delivery vehicles do not impede access to adjoining properties.

K.
Days and hours of operation for all construction works.

L.
Contact details for the site manager(s)

The approved statement shall be adhered to throughout the construction period of the development hereby approved.

REASON: In the interests of protecting residential amenity from noise and disturbance and to ensure the safe operation of the Highway for the duration of the construction phase of the development.

P.T.O.



	
	Flooding and Drainage



	18. 
	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, temporary surface water storage facilities, details of the methods employed to delay and control surface water discharged from the site, details of any measures taken to prevent flooding and pollution of the receiving groundwater and/or surface waters, including watercourses, and details of flood levels in AOD;

b)
The drainage strategy should demonstrate that post development surface water run-off from the application site will not exceed a maximum rate of 57.7 L/s. 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;

d)
A timetable for implementation, including phasing as applicable;

e)
Details of water quality controls, where applicable.

f)
Details of an appropriate management and maintenance plan for the surface water drainage scheme for the lifetime of the development. This should also include details regarding the future management and maintenance of any ordinary watercourses located within or adjacent to the application site.

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 and ordinary watercourses 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, to ensure that water quality is not detrimentally impacted by the development proposal and to ensure that appropriate maintenance mechanisms are put in place for the lifetime of the development.



	19. 
	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.

P.T.O.

	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 the means of ensuring the water mains that are laid within the site boundary are protected from damage as a result of the development have been submitted to and approved by the Local Planning Authority in writing.  The details shall outline the potential impacts on the water mains from construction activities and the impacts post completion of the development on the water mains infrastructure that crosses the site and identify mitigation measures to protect and prevent any damage to the water mains. Any mitigation measures shall be implemented in full in accordance with the approved details.

REASON: In the interest of public health and to ensure protection of the public water supply.



	21. 
	The drainage for the development hereby approved, shall be carried out in accordance with principles set out in the submitted Foul & Surface Water Drainage Design Drawing D0102, Rev P2 - Dated Aug 18 which was prepared by Civic Engineers. For the avoidance of doubt no surface water will be permitted to drain directly or indirectly into the public sewer.   The development shall be completed in strict accordance with the approved details.

REASON: To ensure a satisfactory form of development and to prevent an undue increase in surface water run-off and to reduce the risk of flooding.



	
	Archaeology



	22. 
	
No development, site clearance/preparation, or demolition shall commence until the applicant or their agent or successors in title has secured the implementation of a phased programme of archaeological work in accordance with a written scheme of investigation, which shall be submitted to, and approved in writing by, the local planning authority. The programme of works shall include an initial phase of geophysical survey and trial trenching, as well as the compilation of a report on the work undertaken and the results obtained. These works should aim to establish the presence or absence of buried archaeological remains and their nature, date, extent and significance. If remains are encountered, then a subsequent phase of impact mitigation (which may include preservation in situ by the appropriate design or siting of new roads, structures and buildings, formal excavation of remains or other actions) and a phase of appropriate analysis, reporting and publication shall be developed and a further written scheme of investigation submitted to and agreed with the Local Planning Authority and that further scheme implemented before development commences.  All archaeological works shall be undertaken by an appropriately qualified and experienced professional archaeological contractor and comply with the standards and guidance set out by the Chartered Institute for Archaeologists (CIfA). The development shall be carried out in strict accordance with the agreed details.

REASON:  To ensure and safeguard the investigation and recording of matters of archaeological/historical importance associated with the development site.

P.T.O.


	
	Other Matters



	23. 
	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 pumping-station/sub-station and/or all utility-structures/buildings and their precise location shall have been submitted to and agreed in writing by the Local Planning Authority.  

The development shall be carried out in strict accordance with the approved details unless otherwise agreed in writing by the Local Planning Authority.

REASON: In order that the Local Planning Authority may ensure that the detailed design of the proposal is appropriate to the locality and responds appropriately to the character of the area.




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. 
	This permission should be read in conjunction with the Section 106 Agreement signed and dated 23 September 2019.


	NICOLA HOPKINS
DIRECTOR ECONOMIC DEVELOPMENT & PLANNING
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