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_____________________________________________________________________________________
	DEVELOPMENT PROPOSED:
	Demolition of former calf building, offices and retail units and construction of new building split into two units

	AT:
	Gisburn Auction Mart Gisburn BB7 4ES

	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. 
	The permission shall relate to the development as shown on Plan Reference:

Location Plan 645/7
Proposed Site Plan 645/13A 25 May 2022
Proposed Ground Floor Plan 645/14A 25 May 2022
Proposed First Floor Plan 645/15
Roof Plan 645/16
Sections 645/17
Proposed Elevations 645/18

Reason:  For the avoidance of doubt and to ensure that the development is carried out in accordance with the submitted plans.


P.T.O.

	3. 
	Notwithstanding the submitted details, precise specifications or samples of all external surfaces, including walling and roofing materials, windows and doors to be implemented within the development hereby permitted 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.


	4. 
	Notwithstanding the provisions of the Town and Country Planning (Use Classes) Order 1987 (as amended or re-enacted) and the Town and Country Planning (General Permitted Development)(England) Order 2015 (as amended or re-enacted) and the Town and Country Planning (General Permitted Development) (England) (Amendment) Order 20165 (as amended or re-enacted) the use of unit 1 hereby approved shall only be used for the purposes of a farm shop (with a sales area not exceeding 258 sqm) and the use of unit 2 hereby approved shall only be used for the purposes of retail sales for farm equipment, supplies and feed (with a sales area not exceeding more than 50% of the overall floorspace for unit 2) as shown on Drawing(s) 645/14A and for no other purpose, including any other purpose within Use Class E.

Reason:  To define the scope of the permission hereby approved and to ensure that the development remains compatible with the character of the area and complementary to the overall employment use of the site.


	5. 
	The use of the premises hereby approved shall only be operated between the following hours:

0800 to 1800 Monday to Saturday
1030 to 1630 on Sundays or bank/public holidays.

Reason:  In order to accord with the terms of the application and in the interests of protecting residential amenity and ensuring the use remains complementary to the overall employment use of the site.












P.T.O.

	6. 
	No development approved by this permission shall commence until a Construction Management Plan has been submitted to and approved in writing by the Local Planning Authority. The approved Management Plan shall be adhered to throughout the construction period and shall provide for:

P) The routes to be used by construction vehicles carry plant and machinery routes to be used by vehicles carrying plant and materials to and from the site which shall have been constructed to base course level;
ii)	Parking of vehicles within the site of site operatives and visitors;
iii) 	Loading and unloading of plant and materials;
iv) 	Storage of plant, materials and potential ground and water contaminants;
v) 	Erection and maintenance of any security hoardings;
vi) 	Wheel washing facilities;
vii)	A management plan to control the emission of dust and dirt during construction identifying suitable mitigation measures;
viii)	A scheme for recycling/disposing of waste resulting from construction works. There shall be no burning on site;
ix)  	A scheme to control noise during the construction phase;
x) 	Details of lighting to be used during the construction period;
xi)	Site working hours.

Reason: In the interests of residential amenity and highway safety during construction works.



	7. 
	No building hereby permitted shall be occupied or use commenced until details of the signage and railings relating to Croft Bungalow has been submitted to and approved in writing by the Local Planning Authority.  The approved scheme shall be implemented in accordance with the approved details prior to occupation / use commencing and shall thereafter be retained.

Reason: In the interests of highway safety.

	8. 
	No building hereby permitted shall be occupied or use commenced until a cycle storage plan for the units has been submitted to the Local Planning Authority.  The cycle facilities shall be implemented in accordance with the approved details prior to occupation / use commencing and shall thereafter be kept free from obstruction and available for the parking of bicycles at all times.

Reason: To allow for the effective use of the parking areas and to promote sustainable transport as a travel option, encourage healthy communities and reduce carbon emissions.


	9. 
	No part of the development hereby permitted shall be occupied until such time as the access arrangements shown on the Proposed Site Plan (drawing number 645/13A) have been implemented in full.

Reason: To ensure that vehicles entering and leaving the site may pass each other clear of the highway, in a slow and controlled manner, in the interests of general safety.
P.T.O.

	10. 
	Deliveries, servicing or collections shall not take place in connection with the development hereby approved at any time on any Wednesday or Saturday (or any other auction day which may occur in the future).

Reason: In order to avoid peak traffic within the site serving the auction and to keep the turning facilities for delivery vehicles free of obstruction in the interest of highway safety.


	11. 
	The development hereby permitted shall not be occupied until such time as the parking and turning facilities have been implemented in full accordance with the Proposed Site Plan (ADP drawing number 645/13A).  Thereafter the onsite parking provision shall be so maintained in perpetuity.

Reason: To ensure that adequate off-street parking is made to reduce the possibility of the proposed development leading to on-street parking problems locally and to enable vehicles to enter and leave the site in a forward direction in the interests of highway safety. 


	12. 
	No building or use hereby permitted shall be occupied or commenced until a minimum of 2 designated car parking spaces have been fitted with an electric vehicle charging point.  Charge points must have a minimum power rating output of 7kW, be fitted with a universal socket that can charge all type of elective vehicles. Charge points shall thereafter be retained.

Reason: To contribute towards sustainable transport objectives and the reduction of vehicle emissions.






















P.T.O.

	13. 
	No development shall commence until a detailed, final surface water sustainable drainage strategy for the site has been submitted to, and approved in writing by, the Local Planning Authority. 

The detailed surface water sustainable drainage strategy shall be based upon indicative surface water sustainable drainage strategy submitted and sustainable drainage principles and requirements set out in the National Planning Policy Framework, Planning Practice Guidance and Defra Technical Standards for Sustainable Drainage Systems.  No surface water shall be allowed to discharge to the public foul sewer(s), directly or indirectly.  

The details of the drainage strategy to be submitted for approval shall include, as a minimum; 

a)	Sustainable drainage calculations for peak flow control and volume control for the: 

i.	100% (1 in 1-year) annual exceedance probability event; 
ii.	3.3% (1 in 30-year) annual exceedance probability event + 40% climate change allowance, with an allowance for urban creep; 
iii.	1% (1 in 100-year) annual exceedance probability event + 50% climate change allowance, with an allowance for urban creep 

Calculations must be provided for the whole site, including all existing and proposed surface water drainage systems.  

b)	Final sustainable drainage plans appropriately labelled to include, as a minimum: 

i.	Site plan showing all permeable and impermeable areas that contribute to the drainage network either directly or indirectly, including surface water flows from outside the curtilage as necessary; 
ii.	Sustainable drainage system layout showing all pipe and structure references, dimensions and design levels; to include all existing and proposed surface water drainage systems up to and including the final outfall; 
iii.	Details of all sustainable drainage components, including landscape drawings showing topography and slope gradient as appropriate; 
iv.	Drainage plan showing flood water exceedance routes in accordance with Defra Technical Standards for Sustainable Drainage Systems;  
v.	Finished Floor Levels (FFL) in AOD with adjacent ground levels for all sides of each building and connecting cover levels to confirm minimum 150 mm+ difference for FFL; 
vi.	Details of proposals to collect and mitigate surface water runoff from the development boundary; 
vii.	Measures taken to manage the quality of the surface water runoff to prevent pollution, protect groundwater and surface waters, and delivers suitably clean water to sustainable drainage components; 

c)	Evidence of an agreement in principle with the third party Water and Sewerage Company to connect to the off site surface water sewer. 

The sustainable drainage strategy shall be implemented in accordance with the approved details.                                                                                                                                       P.T.O.

Reason: To ensure satisfactory sustainable drainage facilities are provided to serve the site in accordance.


	14. 
	No development shall commence until a Construction Surface Water Management Plan, detailing how surface water and stormwater will be managed on the site during construction, including demolition and site clearance operations, has been submitted to and approved in writing by the Local Planning Authority.  

The details of the plan to be submitted for approval shall include for each phase, as a minimum: 

a)	Measures taken to ensure surface water flows are retained on-site during the construction phase(s), including temporary drainage systems, and, if surface water flows are to be discharged, they are done so at a restricted rate that must not exceed the equivalent greenfield runoff rate from the site.   
b)	Measures taken to prevent siltation and pollutants from the site into any receiving groundwater and/or surface waters, including watercourses, with reference to published guidance. 

The plan shall be implemented and thereafter managed and maintained in accordance with the approved plan for the duration of construction. 

Reason: To ensure the development is served by satisfactory arrangements for the disposal of surface water during each construction phase(s) so it does not pose an undue surface water flood risk on-site or elsewhere during any construction phase.




















P.T.O.

	15. 
	The commencement of use of the development shall not be permitted until a site specific Operation and Maintenance Manual for the lifetime of the development, pertaining to the surface water drainage system and prepared by a suitably competent person, has been submitted to and approved in writing by the Local Planning Authority.  

The details of the manual to be submitted for approval shall include, as a minimum: 

a)	A timetable for its implementation; 
b)	Details of SuDS components and connecting drainage structures, including watercourses and their ownership, and maintenance, operational and access requirement for each component; 
c)	Pro-forma to allow the recording of each inspection and maintenance activity, as well as allowing any faults to be recorded and actions taken to rectify issues;  
d)	The arrangements for adoption by any public body or statutory undertaker, or any other arrangements to secure the operation of the sustainable drainage scheme in perpetuity;  
e)	Details of financial management including arrangements for the replacement of major components at the end of the manufacturer’s recommended design life; 
f)	Details of whom to contact if pollution is seen in the system or if it is not working correctly; and 
g)	Means of access for maintenance and easements. 

Thereafter the drainage system shall be retained, managed, and maintained in accordance with the approved details. 

Reason: To ensure that surface water flood risks from development to the future users of the land and neighbouring land are minimised, together with those risks to controlled waters, property, and ecological systems, and to ensure that the sustainable drainage system is subsequently maintained.


	16. 
	The commencement of use of the development shall not be permitted until a site specific verification report, pertaining to the surface water sustainable drainage system, and prepared by a suitably competent person, has been submitted to and approved in writing by the Local Planning Authority.  

The verification report must, as a minimum, demonstrate that the surface water sustainable drainage system has been constructed in accordance with the approved drawing(s) (or detail any minor variations) and is fit for purpose. The report shall contain information and evidence, including photographs, of details and locations (including national grid references) of critical drainage infrastructure (including inlets, outlets, and control structures) and full as-built drawings. The scheme shall thereafter be maintained in perpetuity. 

Reason: To ensure that surface water flood risks from development to the future users of the land and neighbouring land are minimised, together with those risks to controlled waters, property, and ecological systems, and to ensure that the development as constructed is compliant.
P.T.O.

	17. 
	The existing hedgerows along the site frontage with Gisburn Road (A59) and the shared boundary with Croft Bungalow shall be retained within the site and shall be protected in accordance with the BS5837:2012 [Trees in Relation to Demolition, Design & Construction] during the construction period and maintained for a period of five years during which time any plants that are found to be dead, dying or damaged shall be replaced in accordance with a specification to be agreed in writing by the Local Planning Authority.

Reason: To maintain and enhance the appearance of the locality and in the interests of biodiversity and visual amenity.




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 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.


        5.
		[bookmark: InformativeText]The applicant will require an agreement with the appropriate Water and Sewerage Undertaker to connect to the public sewerage system, alongside any Section 104 agreements for the adoption of the proposed surface water sustainable drainage system.  

	The proposed outfall may require a legal agreement with a third party to access and construct the outfall in addition to any permission(s) from flood risk management authorities. Evidence of an in-principle agreement(s) should be submitted to the Local Planning Authority. 


     



	Nicola Hopkins
NICOLA HOPKINS
DIRECTOR OF ECONOMIC DEVELOPMENT AND PLANNING





Notes

Right of Appeal 

If you are aggrieved by the decision of your local planning authority to refuse permission for the proposed development or to grant it subject to conditions, then you can appeal to the Secretary of State under section 78 of the Town and Country Planning Act 1990. 
· If you want to appeal against your local planning authority’s decision then you must do so within 6 months of the date of this notice. 
· If this is a decision to refuse planning permission, or approve with conditions, a householder application, if you want to appeal against your local planning authority’s decision then you must do so within 12 weeks of the date of this notice. 
· If this is a decision to refuse planning permission, or approve with conditions, a minor commercial application, if you want to appeal against your local planning authority’s decision then you must do so within 12 weeks of the date of this notice. 

Appeals can be made online at: https://www.gov.uk/appeal-planning-decision . If it is a householder appeal it can be made online at:  https://www.gov.uk/appeal-householder-planning-decision . If you are unable to access the online appeal form, please contact the Planning Inspectorate to obtain a paper copy of the appeal form on tel: 0303 444 5000. The Secretary of State can allow a longer period for giving notice of an appeal but will not normally be prepared to use this power unless there are special circumstances which excuse the delay in giving notice of appeal. The Secretary of State need not consider an appeal if it seems to the Secretary of State that the local planning authority could not have granted planning permission for the proposed development or could not have granted it without the conditions they imposed, having regard to the statutory requirements, to the provisions of any development order and to any directions given under a development order. If an enforcement notice is served relating to the same or substantially the same land and development as in your application and if you want to appeal against your local planning authority’s decision on your application, then you must do so within: 28 days of the date of service of the enforcement notice, or within 6 months [12 weeks in the case of a householder appeal] of the date of this notice, whichever period expires earlier. In certain circumstances, a claim may be made against the local planning authority for compensation, where permission is refused or granted subject to conditions by the Secretary of State on appeal or on a reference of the application to him. The circumstances in which such compensation is payable are set out in section 114 of the Town and Country Planning Act 1990. 

Purchase Notices 
If permission to develop land is refused or granted subject to conditions, whether by the local planning authority or by the Secretary of State for the Environment and the owner of the land claims that the land has become incapable of reasonably beneficial use in its existing state and cannot be rendered capable of reasonably beneficial use by the carrying out of any development which has been or would be permitted, they may serve on the Council of the county borough or county district in which the land is situated a purchase notice requiring that Council to purchase their interest in the land in accordance with the provisions of Part VI of the Town and Country Planning Act 1990. 
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