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_______________________________________________________________________________________
	DEVELOPMENT PROPOSED:
	Proposed demolition of existing dwelling (98 Ribchester Road) and construction of one replacement detached two-storey dwelling (self build) with attached single garage and solar panels to front roof slope, with creation of new shared access for 98 and 94 Ribchester Road.

	AT:
	98 Ribchester Road and land adj 94 Ribchester Road Clayton-Le-Dale BB1 9HQ

	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. 
	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:

PHA/820 A1.2 Proposed Site Plan & Context Sheet
PHA/820 A2.1 Construction Site Plan
PHA/820 A2.2 Proposed Floor Plans Revision 1
PHA/820 A3.3 Proposed Elevations 1 Revision 2
 
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. 
	The materials to be used on the external surfaces of the development hereby approved as indicated on drawing: PHA/820 A3.3 Proposed Elevations 1 Revision 2 and shall be implemented as indicated.

Reason:  In order that the Local Planning Authority may ensure the use of appropriate materials which are sympathetic to the character of surrounding buildings in the interests of visual amenity.


	4. 
	No development shall take place, including any works of demolition or site clearance, until a Construction Management Plan (CMP) or Construction Method Statement (CMS) has been submitted to, and approved in writing by the local planning authority. The approved plan/ statement shall include as a minimum: 
  
· 24 Hour emergency contact number; 
· Details of the parking of vehicles of site operatives and visitors;  
· Details of loading and unloading of plant and materials;  
· Arrangements for turning of vehicles within the site; 
· Swept path analysis showing access for the largest vehicles regularly accessing the site and measures to ensure adequate space is available and maintained, including any necessary temporary traffic management measures; 
· Wheel washing facilities;  
· Measures to deal with dirt, debris, mud or loose material deposited on the highway as a result of construction; 
· Measures to control the emission of dust and dirt during construction;  
· Demolition and construction working hours. 

The approved Construction Management Plan or Construction Method Statement shall be adhered to throughout the construction period for the development. 
 
Reason: In the interests of the safe operation of the adopted highway during the demolition and construction phases and to ensure that potential impact on amenity is limited where possible.


	5. 
		No part of the development hereby approved shall commence until a scheme for the construction of the site access and the off-site works, namely a scheme which should tie into the site access and should include a kerb line/ edge restraint from the access to 94 Ribchester Road, have been submitted to and approved in writing by the Local Planning Authority.  The works shall be completed prior to first occupation of the dwelling. 

Reason: In order to satisfy the Local Planning Authority that the final details of the highway scheme/works are acceptable before work commences on site.  
 



P.T.O.

	6. 
	No part of the development hereby permitted shall be occupied until such time as the access arrangements shown on approved drawing number PHA/820 A1.2 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 highway safety.


	7. 
	No part of the development hereby permitted shall be occupied until such time as vehicular visibility splays of 2.4 metres by 43 metres have been provided at the site access. These shall thereafter be permanently maintained with nothing within those splays higher than 1 metre above the level of the adjacent footway/verge/highway.  
 
Reason: To afford adequate visibility at the access to cater for the expected volume of traffic joining the existing highway network, in the interests of general highway safety.


	8. 
	The development hereby permitted shall not be occupied until such time as the access, parking and turning areas have been surfaced with tarmacadam, or similar hard bound material (not loose aggregate) for a distance of at least 5 metres behind the highway boundary and thereafter maintained in perpetuity.  
 
Reason: To reduce the possibility of deleterious material being deposited in the highway (loose stones etc.) in the interests of highway safety.


	9. 
	The surface water from the approved access, parking and turning areas shall be collected within the site and drained to a suitable internal outfall within the site boundary or constructed in porous materials. The scheme shall be implemented and thereafter retained in accordance with the above details prior to occupation of the dwelling.
 
Reason:  In the interest of highway safety to prevent water from discharging onto the public highway. 


	10. 
	The development hereby permitted shall not be occupied until such time as the access, parking and turning facilities have been implemented in accordance with approved drawing number PHA/820 A1.2. 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. 
	Appropriate cycle storage for 2 bicycles shall be provided within the site prior to first occupation of the dwelling and thereafter retained. 
 
Reason: To promote sustainable transport as a travel option, encourage healthy communities and reduce carbon emissions. 
P.T.O.

	12. 
	Prior to the commencement of development, a drainage scheme, which shall detail measures for the attenuation and the disposal of foul and surface waters, shall be submitted to and approved in writing by the Local Planning Authority. The surface water drainage scheme shall be in accordance with the hierarchy of drainage options outlined in the National Planning Practice Guidance and the Non-Statutory Technical Standards for Sustainable Drainage Systems (March 2015), or any subsequent replacement national guidance / standards, with evidence of an assessment of the site conditions to include site investigation and test results to confirm infiltrations rates to be submitted. For the avoidance of doubt, surface water must drain separate from the foul and unless otherwise agreed in writing by the Local Planning Authority, no surface water shall discharge to the public sewerage system either directly or indirectly.

No part of the development shall be occupied or brought into first use until the drainage works have been completed in accordance with the approved scheme. Thereafter the agreed scheme shall be retained, managed and maintained in accordance with the approved details.

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


	13. 
	The development shall be carried out in strict accordance with the Proposed Biodiversity Net Gain set out in the submitted Preliminary Bat Roost Assessment Report dated March 2024. 

The artificial bat boxes shall be installed prior to first occupation of the dwelling and thereafter retained.

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


	14. 
	The development hereby permitted shall not be commenced until details of the proposed landscaping of the site, including the replacement hedgerow, shall have been submitted to and approved in writing by the Local Planning Authority.  The scheme shall indicate, as appropriate, the types and numbers of trees and shrubs, their distribution on site, those areas to be seeded, turfed, paved or hard landscaped, including details of any changes of level or landform and the types and details of all fencing and screening.  

The approved landscaping scheme shall be implemented in the first planting season following first occupation of the dwelling and shall be maintained thereafter for a period of not less than 5 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.

Reason:  To ensure a satisfactory form of development and provide an appropriate level of soft landscaping for the site.




P.T.O.

	15. 
	The ground, slab and finished floor levels shall be constructed and completed in accordance with the approved levels details as shown on the approved site plan, namely PHA/820 A1.2 Proposed Site Plan & Context Sheet .

Reason: To ensure that the development has a satisfactory visual impact on the streetscene, a satisfactory impact on neighbouring residential amenity and has a minimum risk of flooding.



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.


4.
	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.
This Decision Notice should be read in conjunction with the officer’s report which is available to view on the website.

	5.












6.







		[bookmark: InformativeText]The grant of planning permission will require the applicant to enter into an appropriate legal agreement (Section 278), with Lancashire County Council as Highway Authority prior to the start of any development. The applicant should be advised to contact the county council for further information by telephoning the Development Support Section on 0300 123 6780 or email developeras@lancashire.gov.uk, in the first instance to ascertain the details of such an agreement and the information to be provided, quoting the location, district and relevant planning application reference number. 
 
Please be aware that the demand to enter into section 278 agreements with Lancashire County Council as the highway authority is extremely high. Enquiries are being dealt with on a first come first served basis. As such all developers are advised to seek to enter into Section 278 agreements at a very early stage. 
 
The grant of planning permission will require the developer to obtain the appropriate permits to work on, or immediately adjacent to, the adopted highway network.  The applicant should be advised to contact Lancashire County Council's Highways Regulation Team, who would need a minimum of 12 weeks' notice to arrange the necessary permits.  They can be contacted on lhsstreetworks@lancashire.gov.uk or on 01772 533433. 


	The Construction Management Plan is expected to demonstrate the following:-. 
•	There must be no reversing into or from the live highway at any time all vehicles entering the site must do so in a forward gear, and turn around in the site before exiting in a forward gear onto the operational public highway. 
•	There must be no storage of materials in the public highway at any time. 
•	There must be no standing or waiting of machinery or vehicles in the public highway at any time. 
•	Vehicles must only access the site using a designated vehicular access point. 
•	There must be no machinery operating over the highway at any time, this includes reference to loading/unloading operations all of which must be managed within the confines of the site. 
•	A licence to erect hoardings adjacent to the highway (should they be proposed) may be required. If necessary this can be obtained via the County Council (as the Highway Authority) by contacting the Council by telephoning 01772 533433 or emailing lhsstreetworks@lancashire.gov.uk 
All references to public highway include footway, carriageway and verge.




	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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