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	PARTICULARS OF DEVELOPMENT: 
	Application for outline consent for one new dwelling.

	AT: 
	land between 34 and 40 George Lane Read BB12 7RH

	Ribble Valley Borough Council hereby give notice in pursuance of provisions of the Town and Country Planning Act 1990 that outline planning permission has been granted for the carrying  out of the development referred to above in accordance with the application and plans submitted subject to the following conditions:   

	[bookmark: Conditions]1
		Application for approval of reserved matters must be made not later than the expiration of three years beginning with the date of this permission and the development must be begun not later than whichever is the later of the following dates.
	
(a)  The expiration of three years from the date of this permission; or

(b)  The expiration of two years from the final approval of the reserved matters or, in the case of approval on different dates, the final approval of the last such matter to be approved.

REASON: This condition is required to be imposed by the provisions of Section 92 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
		The details in respect of the submission of any reserved matters shall be in substantial accordance with the Planning, Design and Access Statement (19-054) and the following approved drawings:

1103-05 A - Location Plan (received 15/01/2020)
1103-02 B - Site Layout Plan (received 15/01/2020)

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


	3
	Detailed plans indicating the design and external appearance of the buildings, landscape and boundary treatment, parking and manoeuvring arrangements of vehicles, including a contoured site plan showing existing features, the proposed slab floor level and road level (called the reserved matters) shall be submitted to and approved by the Local Planning Authority before development commences. 

For the avoidance of doubt, the landscape and boundary treatment details shall provide for a comprehensive landscaped boundary between the application site and Hammond Ground. The development shall be carried out in accordance with the approved details.

REASON: In order that the Local Planning Authority should be satisfied as to the details and because the application was made for outline planning permission and to ensure that the boundary with Hammond Ground is satisfactorily landscaped.


	4
		Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 2015 there shall not at any time in connection with the development hereby permitted be erected or planted or allowed to remain upon the land hereinafter defined any building, wall, fence, hedge, tree, shrub or other device. 

The visibility splay to be the subject of this condition shall be that land in front of a line drawn from a point 2.4m measured along the centre line of the proposed road from the continuation of the nearer edge of the carriageway of George Lane to points measured 45m in each direction along the nearer edge of the carriageway of George Lane, from the centre line of the access, and shall be completed prior to first occupation of the development at footway/verge level in accordance with a scheme to be first agreed in writing by the Local Planning Authority and retained thereafter in perpetuity.

REASON: To ensure adequate visibility at the street junction or site access.
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	Prior to commencement of any site works including delivery of building materials and excavations for foundations or services all trees identified to be retained in the Arboricultural Impact Assessment (Bowland Tree Consultancy, December 2019) shall be protected in accordance with the BS5837:2012 [Trees in Relation to Demolition, Design & Construction].

The protection zone must cover the entire branch spread of the trees, [the area of the root soil environment from the trunk to the edge of the branch spread] and shall remain in place until all building work has been completed and all excess materials have been removed from site including soil/spoil and rubble.

During the building works no excavations or changes in ground levels shall take place and no building materials/spoil/soil/rubble shall be stored or redistributed within the protection/exclusion zone, in addition no impermeable surfacing shall be constructed within the protection zone.

No tree surgery or pruning shall be implemented without prior written consent, which will only be granted when the local authority is satisfied that it is necessary is in accordance with BS3998 for tree work and carried out by an approved arboricultural contractor.

REASON: In order to ensure that any trees affected by development and considered to be of visual, historic or botanical value are afforded maximum physical protection from the potential adverse effects of development.


	6
		The development shall be carried out in strict accordance with the recommendations of the Ecological Assessment (Penny Anderson Associates, August 2019) and Bat Survey Report (September 2019) that were submitted with the application. 

If development has not commenced within two years from the date of this permission then the value of the site for bats should be reassessed and the findings of the survey and any additional mitigation measures proposed shall be submitted to and approved in writing by the Local Planning Authority. Thereafter the development shall be carried out in accordance with the approved details.

REASON: To ensure that no species/habitat protected by the Wildlife and Countryside Act 1981 are destroyed or harmed.
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		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 / artificial bat roosting sites have been submitted to, and approved in writing by the Local Planning Authority. The agreed provisions shall be installed prior to first occupation of the development and be retained at all times thereafter.

REASON: In the interests of biodiversity and to enhance nesting/roosting opportunities for species of conservation concern and protected species.
P.T.O.

	
Note(s)
	

	1 
	For rights of appeal in respect of any condition(s)/or reason(s) attached to the consent 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.

	[bookmark: Informatives]
	The applicant's attention is drawn to the consultation response received from United Utilities. There is a water main (with easement) crossing the development site and unrestricted access is required for operating and maintaining it. It is recommended that the applicant contacts United Utilities Property Services team to discuss how the proposals may interact with the easement.
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