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	DEVELOPMENT PROPOSED:
	31 affordable two and three-bedroom houses and two-bedroom bungalows (for rent and for shared ownership).

	AT:
	Land at Petre Wood Close Langho BB6 8FD

	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:

·      L001 Location Plan

·      L002 Existing site plan

·      L003F Proposed site plan

·      L004C Site Sections

·      L005A Block Type 1

·      L006A Block Type 2

·      L007A Block Type 3

·      L008A Block Type 4

·      L009A Proposed Boundary Types

·      227-01-Rev: B Detailed Planting Plan 1 of 2

·      227-02-Rev: B Detailed Planting Plan 2 of 2


REASON: For the avoidance of doubt and to clarify which plans are relevant to the consent hereby approved.



	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 in writing 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.



	
	Protection of Amenity



	4. 
	The recommendations within the submitted Environmental Noise Report (AA0173B) shall be implemented in full and thereafter retained.


For the avoidance of doubt the acoustic barrier fence shall be installed in its entirety prior to first occupation of any of the dwellings hereby approved.  In the case of the acoustic glazing, this shall be installed on a dwelling by dwelling basis prior to the first occupation of that dwelling.


REASON: In the interests of protecting future residential amenity by mitigating potential harm from adjacent/nearby sources of noise and disturbance.

P.T.O.



	
	Affordable Housing Provision



	5. 
	
The residential units hereby approved shall only be used for the purposes of providing affordable housing accommodation as defined within Annex 2 of the National Planning Policy Framework or any subsequent guidance amending or revoking and re-enacting that guidance to be occupied by households or individuals in housing need.  This condition shall not be binding upon any of the following:

a)
A charge or mortgagee of the Registered Provider or any receiver, however appointed, in the event of default of the Registered Provider under the terms of the charge or mortgage or their successors in title;

b)
A tenant of a residential unit who exercise any statutory right to buy or right to acquire such residential unit or any person deriving title through that tenant or any mortgagee or charge;

c)
A lessee of a residential unity held under a shared ownership lease who acquire 100% of the interest under that lease or any successor or any successor mortgagee or charge of that lessee.

Reason:  To clarify the nature of the consent hereby approved and to ensure the development meets the definition of affordable housing (as defined within Annex 2 of the National Planning Policy Framework or any subsequent guidance amending or revoking and re-enacting that guidance).

P.T.O.

	6. 
	Subject to the provisions of condition 5 of this consent, all the dwellings hereby permitted shall be provided as affordable dwellings (as defined as defined within Annex 2 of the National Planning Policy Framework or any subsequent guidance amending or revoking and re-enacting that guidance) to be managed by a Registered Provider.

Prior to occupation of any of the dwellings hereby approved an affordable housing scheme shall have first been submitted to and approved in writing by the Local Planning Authority.  The development thereafter shall be provided in accordance with the approved scheme. 

The affordable housing scheme shall include:

i.
The tenure of each dwelling unit, which shall consist of 16 of the dwellings for social rent and 15 of the dwellings for shared ownership; and

ii.
The arrangements to ensure that such provision is affordable for both first and subsequent occupiers of the affordable housing.

In respect of the social rented dwellinghouses the affordable housing scheme shall detail:

i.
The occupancy criteria to be used for determining the identity of the tenants; and 

ii.
The means by which the occupancy criteria shall be enforced in line with the Local Planning Authority local need criteria; and

iii.
How such occupancy criteria, and compliance with such will be managed.

In respect of the older persons accommodation the affordable housing scheme shall detail:

i.
The 2 social rented dwellings that will be reserved solely for occupation by those that meet the Local Planning Authority definition of ‘older persons housing’; and

ii.
The means by which the occupancy criteria shall be enforced in line with the Local Planning Authority local need criteria; and

iii.
How such occupancy criteria, and compliance with such will be managed

Reason:  To clarify the nature of the consent hereby approved and to ensure the development meets the definition of affordable housing (as defined within Annex 2 of the National Planning Policy Framework or any subsequent guidance amending or revoking and re-enacting that guidance) and to ensure that the social rented affordable housing meets the Local Authority definition of ‘local needs’ housing.

P.T.O.

	7. 
	Prior to the occupation of any of the shared ownership dwellings hereby approved full details and timings of a marketing strategy shall be submitted to and approved in writing by the Local Planning Authority.  The details shall include the marketing arrangements for the initial sales of the shared ownership properties.  The shared ownership properties shall thereafter be marketed in accordance with the approved details. 

Reason:  To clarify the nature of the consent hereby approved and to ensure the development meets the definition of affordable housing (as defined within Annex 2 of the National Planning Policy Framework or any subsequent guidance amending or revoking and re-enacting that guidance) and to work with the registered provider in respect of securing future occupiers for the shared ownership properties.


	
	Landscape and Ecology



	8. 
	
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 be 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 species site plan and include details of plot numbers and identify the actual wall and roof elevations into which the above provisions shall be incorporated.  The artificial bird and bat boxes shall be incorporated into the 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



	9. 
	The landscaping proposals hereby approved shall be implemented in the first planting season following the first occupation 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.

P.T.O.

	10. 
	No removal of vegetation including trees or hedges shall be undertaken within the bird nesting 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.



	11. 
	During the construction period, all trees as shown to be retained within the submitted Arboricultural Impact Assessment (19/AIA/ Ribble V/06) 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.



	
	Drainage and Flooding



	12. 
	The drainage for the development hereby approved, shall be carried out in accordance with principles set out in the submitted Flood Risk Assessment (ref: PET-AJP-ZZ-00-DR-C-1000 (rev P02, dated 27/06/2019)).  


Prior to the commencement of the development final details of the design and implementation of an appropriate surface water drainage scheme shall have been submitted to and approved in writing by the Local Planning Authority.  Those details shall include:

A.
A final surface water drainage layout plan; appropriately labelled to include all pipe/structure references, dimensions, design levels, finished floor levels and external ground levels (in AOD);

B.
A full set of flow calculations for the surface water drainage network. The calculations must show the full network design criteria, pipeline schedules and simulation outputs for the 1 in 1 year, 1 in 30 year and 1 in 100 year return period, plus a 40% allowance for climate change and a 10% allowance for urban creep. The calculations must also demonstrate that the post development surface water run-off rate shall not exceed 6l/s.

C.
A final site plan showing all on-site surface water catchment areas, i.e. areas that will contribute to the proposed surface water drainage network;

D.
Confirmation of how surface water is to be managed within the non-drained areas of the site, i.e. gardens and public open space.

E.
A final site plan showing all overland flow routes and flood water exceedance routes, both on and off site;

F.
Details of any measures taken to prevent flooding and pollution of the receiving groundwater and/or surface waters, including watercourses; and

G.
Details of an appropriate management and maintenance plan for the surface water drainage network over the lifetime of the development.


For the avoidance of doubt, no surface water will be permitted to drain directly or indirectly into the public sewer.  


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.  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.

P.T.O.

	13. 
	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. The development thereafter shall be undertaken and managed in accordance with the approved details.


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.



	
	Highways Matters

	14. 
	
No development shall be commenced until full engineering, drainage, street lighting and constructional details of the streets proposed for adoption 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.


REASON: In the interest of highway safety; to ensure a satisfactory appearance to the highways infrastructure serving the approved development; and to safeguard the visual amenities of the locality and users of the highway.

P.T.O.

	15. 
	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.




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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