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	PARTICULARS OF DEVELOPMENT: 
	Prior notification for the demolition of existing workshop building and replacement with one new single-storey dwelling with basement, including landscaped gardens, access and parking.


	AT: 
	Healings Farm, West Bradford Road, Waddington, BB7 3JE


	Ribble Valley Borough Council hereby give notice that the prior approval of the authority is GIVEN for the development permitted by the above Order and as described above subject to the following conditions:
   

	
	1. The development hereby permitted shall be completed before the expiration of three years of the date of this prior approval.

Reason: To conform with Class ZA.2 (5) of Part 20 of Schedule 2 of the Town and Country Planning (England) (General Permitted Development) Order 2020.


	
	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 23 0992 Plans:

Location plan November 2023
Site plan as proposed November 2023
Floor plans as proposed November 2023
Roof plan as proposed November 2023
Elevations as proposed (South Elevation / East Elevation) November 2023
Elevations as proposed (North Elevation / West Elevation) November 2023
Landscape Masterplan Drawing No: 3804-100 REV P1

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


	
	3. The materials to be used on the external elevations of the dwelling hereby approved shall be implemented in accordance with the proposals as detailed on 23 0992 Plans:

Elevations as proposed (South Elevation / East Elevation) November 2023
Elevations as proposed (North Elevation / West Elevation) November 2023
Roof plan as proposed November 2023

Reason: In order that the Local Planning Authority may ensure that the materials to be used are appropriate to the locality.


	
	4. The dwelling hereby approved shall remain in use as a dwellinghouse within the meaning of Class C3 of the Schedule to the 1987 Order and for no other purpose, except to the extent that the other purpose is ancillary to the primary use as a dwellinghouse.

Reason: To conform with Class ZA.2 (9) of Part 20 of Schedule 2 of the Town and Country Planning (England) (General Permitted Development) Order 2020.


	
	5. No external lighting shall be installed on the dwelling hereby approved, or elsewhere within the site, until details of a scheme for any external building or ground mounted lighting/illumination have been submitted to and approved in writing by the Local Planning Authority. 

For the avoidance of doubt the submitted details shall include luminance levels and demonstrate how any proposed external lighting has been designed and located to avoid excessive light spill/pollution and shall include details to demonstrate how artificial illumination of important wildlife habitats is minimised/mitigated.

The external lighting shall be installed in accordance with the approved details.

Reason: To enable the Local Planning Authority to exercise control over development which could prove materially harmful the character and visual amenities of the immediate area and to minimise/mitigate the potential impacts upon protected species resultant from the development.


	
	6. The residential curtilage hereby approved shall solely relate to the area within the confines of the red edge as indicated on 23 0992 Plans: Location plan (November 2023). No extension of the residential curtilage shall be undertaken without express planning permission being granted by the Local Planning Authority.

Prior to first use of the dwelling hereby approved, details regarding the alignment, height, and appearance of boundary treatments, fencing, walling, retaining wall structures and gates to enclose the identified residential curtilage shall be submitted to and approved in writing by the Local Planning Authority. 

The approved boundary treatments shall be erected and maintained as such within 2 months of first use of the dwelling hereby approved. 

Reason: To define the scope of the consent hereby approved, to protect against encroachment of residential curtilage into the defined open countryside and in the interests of the visual amenities of the area.


	
	7. 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 existing and proposed ground levels and proposed building finished floor levels (all relative to ground levels adjoining the site) including the levels of the proposed roads have been submitted to and approved in writing by the Local Planning Authority.

For the avoidance of doubt the submitted information shall include existing and proposed sections through the site including details of the height and scale and location of the dwelling hereby approved in relation to adjacent existing development/built form.

The details shall clearly show the eaves and ridge heights of the dwelling hereby approved relative to the eaves and ridge heights of existing neighbouring development/built form.  The development shall be carried out in strict accordance with the approved details.

Reason: In order that the Local Planning Authority may ensure that proposed development responds appropriately to the topography of the site and is appropriate to the locality.


	
	8. The construction phase(s) of the development hereby approved shall be carried out in accordance with the details as specified within 23 0992 Plans: Construction management plan (November 2023).

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


	
	9. No part of the development hereby permitted shall be occupied until such time as the access and access track arrangements shown on Plans 23 0992: Site plan as proposed (November 2023) 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 and in the interests of general highway safety.


	
	10. The development hereby permitted shall not be occupied until such time as the parking and turning facilities have been implemented in accordance with Plans 23 0992: Site plan as proposed (November 2023). Thereafter the onsite parking provision shall be so maintained in perpetuity. 

Reason: To ensure that adequate off-street parking provision 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.


	
	11. Prior to the first occupation the dwelling shall be provided with an electric vehicle charging point. Charge points shall have a minimum power rating output of 7kW, be fitted with a universal socket that can charge all types of electric vehicle currently. 

Reason: In the interests of supporting sustainable travel.


	
	12. No building or use hereby permitted shall be occupied or the use commenced until a cycle storage plan for the residential unit has been submitted to the Local Planning Authority, in consultation with the Local Highway Authority. These cycle facilities shall thereafter be kept free of obstruction and available for the parking of bicycles only 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.


	
	13. Unless otherwise agreed in writing with the Local Planning Authority, the development hereby approved shall be carried out in complete accordance with the mitigation / enhancement measures detailed/recommended within the section 5.1 - 5.8 of the submitted Ecological Appraisal titled “Preliminary Ecological Appraisal Bat Risk Assessment, The Healings, West Bradford, Lancashire, March 2022 ref: Bom-Rsc-21-37” and carried out by Bombus Ecology.

Reason: In the interests of biodiversity and to enhance nesting/roosting opportunities for species of conservation concern and reduce the impact of development.


	
	14. The landscaping proposals hereby approved as shown on Landscape Masterplan Drawing No: 3804-100 REV P1 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. All trees and hedgerows identified to be retained within influencing distance of the development will be adequately protected during construction, in accordance with BS5837; 2012 'Trees in relation to design, demolition and construction' equivalent unless otherwise agreed. 

Reason: To ensure the proposal is satisfactorily landscaped and appropriate to the locality and to ensure that trees/hedgerow of landscape/visual amenity value are retained as part of the development.

	
	
15. Prior to the commencement of development, the following information shall be submitted to the Local Planning Authority for approval in writing:

(a) A Desk Study which assesses the risk of the potential for on-site contamination and ground gases and migration of both on and off-site contamination and ground gases.

(b) If the Desk Study identifies potential contamination and ground gases, a detailed Site Investigation shall be carried out to address the nature, degree and distribution of contamination and ground gases and shall include an identification and assessment of the risk to receptors as defined under the Environmental Protection Act 1990, Part IIA, focusing primarily on risks to human health and controlled waters. The investigation shall also address the implications of the health and safety of site workers, of nearby occupied building structures, on services and landscaping schemes and on wider environmental receptors including ecological systems and property. The sampling and analytical strategy shall be submitted to and be approved in writing by the LPA prior to the start of the site investigation survey.

(c) A Remediation Statement, detailing the recommendations and remedial measures to be implemented within the site.

Any works identified in these reports shall be undertaken when required with all remedial works implemented by the developer prior to occupation of the first and subsequent dwellings. On completion of the development/remedial works, the developer shall submit written confirmation, in the form of a Verification Report, to the LPA, that all works were completed in accordance with the agreed Remediation Statement.

Reason: In order to establish whether contaminants are present on the proposal site and to ensure that the site investigation and remediation strategy will not cause pollution of ground and surface waters both on and off site.


	
	16. Prior to any works of demolition taking place on site, a demolition method statement shall be submitted to the Council for approval in writing. 

The demolition method statement shall include control measures for:

- Noise and vibration

- Dust 

- Lighting, 

- Neighbour liaison, notifications to interested parties

- Public display of contact details including accessible phone numbers for persons responsible for the site works for the duration of the works. 

Reason: To ensure that the amenity of occupiers of surrounding premises is not adversely affected by noise, vibration, dust, lighting or other emissions from the site.


	
	17. 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 the sustainable drainage and 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 should include, as a minimum:

Details of whether the site is greenfield or previously developed in terms of drainage

Assessment of the hierarchy of drainage options

- Details of the contributing area

- Restricted discharge rate

- On-site surface water storage

- Allowances for climate change and urban creep

- Above ground, multifunctional SuDS components

- Arrangements for management and maintenance

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

Reason: To ensure satisfactory sustainable drainage facilities are provided to serve the site in accordance with the Paragraphs 167 and 169 of the National Planning Policy Framework, Planning Practice Guidance and Defra Technical Standards for Sustainable Drainage Systems.


	
	18. The site shall be drained via separate systems for the disposal of foul and surface water.

Reason: To secure a satisfactory system of drainage and to prevent pollution of the water environment.


	
	

	
	

	
	


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/planning-inspectorate. 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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