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	DEVELOPMENT PROPOSED:
	Erection of eight two-storey, open-market dwellings with means of access, associated works and landscaping.

	AT:
	Oakhill School Wiswell Lane Whalley BB7 9AF

	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.

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:

Site Location Plan  - Ref: 0001 A

Plots 1-8 Ground Floor Plan - Ref: 0006

Plots 1-8 First Floor Plan - Ref: 0007

Plots 1-8 Second Floor Plan - Ref: 0008

Plots 1-8 Section Plan - Ref: 0009

Site Layout (Entrance via College Complex) - Ref: 0010 C

Site Layout (Entrance via THT & SQ Road) - Ref: 0011 A

Plots 1-8 Elevations 1 of 2 - Ref: 0013

Plots 1-8 Elevations 2 of 2 - Ref: 0014

Site Lighting Scheme - Ref 0016

Construction Phase Method Statement Revision 1 

Ecological Appraisal - Ref P.808.16

Arboricultural Impact Assessment - Ref P.808.16

Transport Statement

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



	3. 
	Notwithstanding the submitted details, samples of all external surfaces, including surfacing materials and their extents, of the development hereby permitted 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.



	4. 
	All tree works/tree protection shall be carried out in strict accordance with the submitted Arboricultural Impact Assessment dated November 2018 (Ref: P.808.16).  The specified tree protection measures shall be put in place prior to the commencement of development and shall remain in place and be maintained for the duration of the construction phase of the development and the methodology hereby approved shall be adhered to during all site preparation/construction works.  

No vehicle, plant, temporary building or materials, including raising and or, lowering of ground levels, shall be allowed within the protection areas(s) specified unless agreed in writing by 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.

P.T.O.

	5. 
	The landscaping proposals hereby approved (Drawing: 0011 Rev: a) shall be implemented in the first planting season following the occupation of the last dwelling 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.



	6. 
	Notwithstanding the submitted details, prior to the construction of any dwelling above slab level, details of the provisions to be made for building dependent species of conservation concern shall be submitted to and agreed in writing by the Local Planning Authority.

For the avoidance of doubt the submitted details shall indicate the provision of 1 no. artificial bird nesting box and 1 no artificial bat roosting box to be installed on a retained tree within the site (to be identified) and 1 no. house sparrow terrace to be installed on a proposed dwelling (to be identified).  For the avoidance of doubt the details shall be submitted on a site plan and include details of retained trees and plot numbers that identify the actual wall and roof elevations into which the above provisions shall be incorporated (where applicable).

The artificial bird/bat boxes shall be incorporated onto the retained trees or identified individual dwellings during 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 minimise/mitigate the potential impacts upon protected species resultant from the development

P.T.O.

	7. 
	Notwithstanding the submitted details, details of the alignment, height, and appearance of all boundary treatments, fencing, walling, retaining wall structures, posts 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.

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.



	8. 
	Prior to the construction of the site access road full engineering, drainage and constructional details of the streets proposed have been submitted to and approved in writing by the Local Planning Authority. The development shall, thereafter, be constructed in accordance with the approved details, unless otherwise agreed in writing with the Local Planning Authority. 

Reasons: In the interest of highway safety and to ensure a satisfactory appearance to the highways infrastructure serving the development.



	9. 
	Prior to the southern access hereby approved being first brought into use for vehicles/pedestrians, the northern access that interfaces with the existing car-parking area shall be permanently closed.  Thereafter the associated hard-surfaced areas shall be removed and replaced by landscaping as indicated on drawing 09011 Rev: A in accordance with a timetable that shall have first been submitted to and agreed in writing by the Local Planning Authority.

Reasons: In the interest of highway safety and to ensure appropriate phasing for the closure of the temporary access.



	10. 
	Foul and surface water shall be drained on separate systems.

Reason: To secure proper drainage and to manage the risk of flooding and pollution.

P.T.O.

	11. 
	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 the existing pre-development surface water runoff rates for corresponding rainfall events;

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.

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, 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.



	12. 
	The development hereby approved shall be carried out in accordance with the approved Construction Phase Method Statement (April 2019 Revision 1) unless otherwise agreed in writing with the Council. 

Reasons: In the interests of highway safety and to protect nearby residential amenity during the construction phase of the development hereby approved.



	13. 
	No demolition or construction works relating to the development hereby approved shall take place outside the hours of 08:00 hours to 18:00 hours Mondays to Fridays and 08:00 hours to 14:00 hours on Saturdays nor at any time on Sundays or Bank Holidays.

Reason: To protect the amenities of the nearby residents.

P.T.O.

	14. 
	No removal of vegetation including trees or hedges shall be undertaken within the nesting bird season of 1st March - 31st August unless pre-ceded 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.




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.


	NICOLA HOPKINS
DIRECTOR ECONOMIC DEVELOPMENT & PLANNING
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