RIBBLE VALLEY BOROUGH COUNCIL

Department of Development
Council Offices, Church Walk, Clitheroe, Lancashire, BB7 2RA
Telephone: 01200 425111 Fax: 01200 414488 Planning Fax: 01200 414487

Town and Country Planning Act 1990

PLANNING PERMISSION

APPLICATION NO: 3/2013/0271
DECISION DATE: 09 October 2013
DATE RECEIVED: 16/08/2013

APPLICANT: AGENT:
Mr N Duckett JWPC Limited

c/o/ Agent

1B Waterview
White Cross
Lancaster
Lancashire
LA1 4XS

DEVELOPMENT Proposed erection of two detached dwellings.
PROPOSED:

AT:

Land at George Lane Read Lancashire

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 pursuant to Section 91 of the Town and Country Planning Act 1990

The permission shall relate to the development as shown on Drawing Numbers:

4322-01 - Existing Site Plan

Proposed Site Plan Scale 1:500

4322-07 - Proposed Site Plan

4322-03E - Proposed Elevations and Site Section
4322-02F - Plot1 Proposed Floor Plans and Site Plans
4322-04D - Plot 2 Proposed Floor Plans and Site Plan
4322 - 05A - Proposed Site Section B-B

4322 - 06A - Proposed Site Section C-C

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

Notwithstanding the details stated within the submitted documents and on the approved drawings
precise specifications or samples of walling and roofing materials and details of any surface materials to
be used including their colour and texture shall have been submitted to and approved in writing by the
Local Planning Authority before their use in the proposed works.

REASON: In order that the Local Planning Authority may ensure that the materials to be used are
appropriate to the locality in accordance with Policies G1 and ENV3 of the Ribble Valley Districtwide
P.T.O



RIBBLE VALLEY BOROUGH COUNCIL
PLANNING PERMISSION CONTINUED

APPLICATION NO. 3/2013/0271 DECISION DATE: 11 October 2013

Local Plan and Policies DMG1 and DME?2 of the Ribble Valley Core Strategy (Regulation 22
Submission Draft).

4. Notwithstanding any indication on the approved plans, no development approved by this permission
shall commence until a scheme for the disposal of foul and surface waters for the whole site has been
submitted to and approved in writing by the Local Planning Authority. Unless otherwise agreed in
writing, surface water must drain separate from the foul and no surface water will be permitted to
discharge directly or indirectly into existing foul or combined sewerage systems. Surface water draining
to the public surface water sewer must be restricted to a maximum pass forward flow of 5 1/s. The
development shall be completed, maintained and managed in accordance with the approved details.

Reason: To ensure a satisfactory form of development and to prevent an undue increase in surface water
run off and to reduce the risk of flooding.

5. Unless approved in writing by the Local Planning Authority no ground clearance, demolition, or
construction work shall commence until a chestnut pale or similar form of protective fencing, to BS
5837: 2013 at least 1.25 metres high securely mounted on timber posts firmly driven into the ground has
been erected around each tree/tree group or hedge on the site or on immediately adjoining land, and no
further work shall be carried out on the site until the written approval of the Local Planning Authority
has been issued confirming that the protective fencing is erected in accordance with this condition. The
fencing shall be located at least 1.00 metre beyond the line described by the furthest extent of the
canopy of each tree/tree group or hedge. Within the areas so fenced, the existing ground level shall be
neither raised nor lowered, all excavations shall then be carried out by hand. Roots with a diameter of
more than 25 millimetres shall be left unsevered. There shall be no construction work, development or
development-related activity of any description, including the deposit of spoil or the storage of materials
within the fenced areas. The protective fencing shall thereafter be maintained during the period of
construction.

Reason: To prevent trees or hedgerows on site from being damaged during building works, in
accordance with Policies G1, ENV3 and ENV13 of the Ribble Valley Districtwide Local Plan and
Policies DMGI1, DME1 and DME2 pf the Ribble Valley Core Strategy (Regulation 22 Submission
Draft).

6. No works shall commence until details of the landscaping of the site, including the retention of existing
trees within the site and bounding the site, 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 prior to
commencement of the development unless otherwise agreed by the Local Planning Authority, whether
in whole or part 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: In the interests of the amenity of the area and nearby residents and to comply with Policies G1,
ENV13 and H10 of the Ribble Valley Districtwide Local Plan and the Council's SPG "Extensions and
Alterations to Dwellings" and Policies DMGI1, DME2 and DMHS of the Ribble Valley Core Strategy
(Regulation 22 Submission Draft).

P.T.O.
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10.

The area to the front of the plot indicated as soft landscaping must remain as such unless a change is
agreed in writing with the Local Planning Authority.

Reason: To ensure that the hedgerow and tree to the front of the properties are retained in good
condition in accordance with Policies G1, ENV3 and ENV13 of the Ribble Valley Districtwide Local
Plan and Policies DMGI1, DME1 and DME2 of the Ribble Valley Core Strategy (Regulation 22
Submission Draft).

Prior to the commencement of development, the following information shall be submitted to the Local
Planning Authority (LPA) 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 ITA, 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: To ensure that the site investigation and remediation strategy will not cause pollution of
ground and surface waters both on and off site.

Unless otherwise agreed in writing by the Local Planning Authority, no building shall be erected within
3 metres of any existing public sewer.

Reason: To protect existing service infrastructure.

Notwithstanding the provisions of the Town and Country Planning (General Permitted Development)
Order 1995 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.

For each dwelling, the visibility splays 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 access from the
continuation of the nearer edge of the carriageway of George Lane to a point measured 45m along the
nearer edge of the carriageway of George Lane from the centre line of the access, and shall be
constructed and maintained at footway/verge level in accordance with a scheme to be agreed by the
Local Planning Authority in conjunction with the Highway Authority.

Reason: To ensure adequate visibility at the street junction or site access in accordance with Policy G1
P.T.O.
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11.

12.

13.

14.

15.

16.

of the Ribble Valley Districtwide Local Plan and Policy DMGI of the Ribble Valley Core Strategy
(Regulation 22 Submission Draft).

Before the access is used for vehicular purposes, any gateposts erected at the access shall be positioned
5Sm behind the nearside edge of the carriageway and visibility splay fences or walls shall be erected from
the gateposts to the existing highway boundary, such splays to be not less than 450 to the centre line of
the access. The gates shall open away from the highway. Should the access remain ungated 450 splays
shall be provided between the highway boundary and points on either side of the drive measured Sm
back from the nearside edge of the carriageway.

REASON: To permit vehicles to pull clear of the carriageway when entering the site and to assist
visibility in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan and Policy DMG1
of the Ribble Valley Core Strategy (Regulation 22 Submission Draft).

Before the access is used for vehicular purposes, that part of the access extending from the highway
boundary for a minimum distance of 5Sm into the site shall be appropriately paved in permeable materials
that have first been approved and agreed in writing by the Local Planning Authority.

REASON: To prevent loose surface material from being carried on to the public highway thus causing a
potential source of danger to other road users and to ensure the survival of the roadside hedge in
accordance with Policies G1 and ENV13 of the Ribble Valley Districtwide Local Plan and Policies EN2
and DMEI of the Ribble Valley Core Strategy (Regulation 22 Submission Draft).

All doors and windows shall be in timber and retained as such in perpetuity.

REASON: To comply with Policies G1 and ENV3 of the Ribble Valley Districtwide Local Plan and
Policies DMG1 and DME2 of the Ribble Valley Core Strategy (Regulation 22 Submission Draft) to
ensure a satisfactory standard of appearance in the interests of visual amenity.

All new and replacement door and window head and sills shall be natural stone to match existing.

REASON: To comply with Policies G1 and ENV3 of the Ribble Valley Districtwide Local Plan and
Policies DMGI1, DME2 and DME4 of the Ribble Valley Core Strategy (Regulation 22 Submission
Draft) to ensure a satisfactory standard of appearance in the interests of visual amenity and to respect
the materials of the traditional stone properties to which the site is adjacent.

Notwithstanding the provisions of Classes A to H of Part 1 of the Town and Country Planning (General
Permitted Development) (Amendment) (No.2) (England) Order 2008, or any Order revoking and re-
enacting that Order, the dwelling hereby permitted shall not be altered or extended, no new windows
shall be inserted, and no buildings or structures shall be erected within the curtilage of the new dwelling
unless planning permission has first been granted by the Local Planning Authority.

Reason: To enable the Local Planning Authority to exercise control over development which could
materially harm the character and visual amenities of the development and locality and the amenities of
nearby residents in accordance with Policies G1, ENV3 and H10 of the Ribble Valley Districtwide
Local Plan and Policies DMG1, DME2 and DMHS of the Ribble Valley Core Strategy (Regulation 22
Submission Draft).

Notwithstanding the provisions of Class A Schedule 2 Part 2 of the Town and Country Planning
(General Permitted Development) Order 1995, or any Order revoking and re-enacting that Order, no
gates, walls, fences or other means of enclosure shall be erected within the curtilage of the dwelling

unless planning permission has first been granted by the Local Planning Authority. P.T.O
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17.

18.

Reason: To enable the Local Planning Authority to exercise control over development which could
materially harm the character and visual amenities of the development and locality and the amenities of
nearby residents in accordance with Policies G1, ENV3 and H10 of the Ribble Valley Districtwide
Local Plan and Policies DMG1, DME2 and DMHS of the Ribble Valley Core Strategy (Regulation 22
Submission Draft).

Notwithstanding the provisions of the Town and Country Planning (General Permitted Development)
Order 1995 (or any Order revoking or re-enacting that Order) the building(s) shall not be altered by the
insertion of any window or doorway without the formal written permission of the Local Planning
Authority.

REASON: In order to safeguard nearby residential amenity in accordance with Policies G1 and H10 of
the Ribble Valley Districtwide Local Plan and the adopted Supplementary Planning Guidance -
"Extensions and Alterations to Dwellings" and Policies DMG1 and DMHS of the Ribble Valley Core
Strategy (Regulation 22 Submission Draft).

Notwithstanding the provisions Schedule 2 Part 40 Classes A-I of the Town and Country Planning
(General Permitted Development) (Amendment) (England) Order 2008, or any Order revoking and re-
enacting that Order, no microgeneration equipment shall be attached to the new dwelling unless
planning permission has first been granted by the Local Planning Authority.

Reason: To enable the Local Planning Authority to exercise control over development which could
materially harm the character and visual amenities of the development and locality and the amenities of
nearby residents in accordance with Policies G1, ENV3 and H10 of the Ribble Valley Districtwide
Local Plan and Policies DMG1, DME2 and DMHS of the Ribble Valley Core Strategy (Regulation 22
Submission Draft).

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.

Note(s)

1.

For rights of appeal in respect of any condition(s)/or reason(s) attached to the permission see the attached
notes.

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.

The proposed development lies within a coal mining area which may contain unrecorded mining related
hazards. If any coal mining feature is encountered during development, this should be reported to The
Coal Authority.

Any intrusive activities which disturb or enter any coal seams, coal mine workings or coal mine entries
(shafts and adits) requires the prior written permission of The Coal Authority.

Property specific summary information on coal mining can be obtained from The Coal Authority's
Property Search Service on 0845 762 6848 or at www.groundstability.com

A water supply can be made available to the proposed development.
P.T.O.
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A separate metered supply to each unit will be required at the applicant's expense and all internal
pipework must comply with current water supply (water fittings) regulations 1999.

The applicant should contact United Utilities Service Enquiries on 0845 7462200 regarding connection to
the water mains/public sewers.

United Utilities offer a fully supported mapping service at a modest cost for our water mains and
sewerage assets. This is a service, which is constantly updated by their Property Searches Team (Tel No:
0870 7510101). It is the applicant's responsibility to demonstrate the exact relationship between any
assets that may cross the site and any proposed development

Please note, due to the public sewer transfer, not all sewers are currently shown on the statutory sewer
records, if a sewer is discovered during construction, please contact a Building Control Body to discuss
the matter further.

5. This consent requires the construction, improvement or alteration of an access to the public highway.
Under the Highways Act 1980 Section 184 the County Council as Highway Authority must specify the
works to be carried out. Only the Highway Authority or a contractor approved by the Highway Authority
can carry out these works and therefore before any access works can start you must contact the Ribble
Valley District Highways Office, Lancashire County Council, Riddings Lane, Whalley BB7 9RW (tel.
0845 0530011) and quote the planning application number.

JOHN HEAP
DIRECTOR OF COMMUNITY SERVICES



