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PLANNING  PERMISSION
Town and Country Planning Act 1990

Application No: 2021/22897/OUT
Date Received: 1st June 2021
Applicant: Norma Dixon
Proposal: Outline application for a single, detached dwelling with all matters reserved 

except access
Location: Within The Garden Curtilage At, 1 Pye Busk Close, High Bentham, Lancaster, 

LA2 7BG, 
Decision/Date 27th August 2021

The Craven District Council has considered this application under the Town and Country Planning Act 1990 
(as amended) and Grants Planning Permission for the development described above.

This permission is granted subject to the following Condition(s) and Reason(s) which are laid out in the 
order by which they must be complied with: -

Time Limit for Commencement

 1 Application for approval of reserved matters must be made not later than the expiration of three years from 
the date of this permission and the development must be begun not later than: (i) the expiration of three 
years from the date of this permission; or (ii) two years from the date of approval of the last of the reserved 
matters to be approved.

Reason: To comply with the requirements of section 92 of the Town and Country Planning Act 1990 as 
amended by Section 51 of the Planning and Compulsory Purchase Act 2004.

 2 Details of the reserved matters set out below shall be submitted to the Local Planning Authority for approval 
within 3 years from the date of this permission:

Layout
Scale
Appearance 
Landscaping



The reserved matters shall be carried out as approved.

Approval of all reserved matters shall be obtained from the Local Planning Authority in writing before any 
development commences on site with the exception of any investigation works. 

Reason: The application is granted in outline only under the provisions of Article 4 of the Town and Country 
Planning (Development Management Procedure) Order 2015 and details of the matters referred to in the 
condition have not been submitted for consideration.

Approved Plans

 3 This permission relates to the following plans: 

- Drawing No. TQRQM21124104021526 - Site location plan. Received 1st June 2021
- Drawing No. TQRQM211271040250089 - Proposed vehicle access for development adjacent to 1 Pye 
Busk Close. Received 1st June 2021

Except as provided for by other conditions to this permission, any application for approval of reserved 
matters submitted pursuant to condition 2 of this permission shall accord with the outline permission insofar 
as it relates to the means of access to the site and the maximum number of dwellings and the site area.

Reason: The application is granted in outline only in accordance with the provisions of Article 4 of the Town 
and Country Planning (Development Management Procedure) Order 2015. Any application for reserved 
matters must be in accordance with and/or not exceed the parameters established as part of this 
permission.

During Building Works

 4 All noisy construction works (works that are audible at the boundary of the nearest noise sensitive receptor 
i.e. residential premises) shall be restricted to the following hours to minimise disruption:

- 8:00am to 6:00pm Monday to Friday
- 8:00am to 1:00pm Saturday
- No noisy works Sunday or Bank Holidays.

Reason: To safeguard the living conditions of nearby residents particularly with regard to the effects of 
noise and to comply with Craven Local Plan policy ENV3 and the National Planning Policy Framework.

 5 No clearance of any vegetation in preparation for or during the course of development shall take place 
during the bird nesting season (March to August inclusive) unless an ecological survey has first been 
submitted to and approved in writing by the Local Planning Authority which demonstrates that the 
vegetation to be cleared is not utilised for bird nesting. Should the survey reveal the presence of any 
nesting species, then no clearance of any vegetation shall take place during the bird nesting season until a 
methodology for protecting nest sites during the course of the development has been submitted to and 
approved in writing by the Local Planning Authority. Nest site protection shall thereafter be provided in 
accordance with the duly approved methodology.

Reason: In order to prevent any habitat disturbance to nesting birds in accordance with the requirements of 
Craven Local Plan policy ENV4, the provisions of the Wildlife and Countryside Act 1981 (as amended) and 
the National Planning Policy Framework.

 6 Prior to any above works of the hereby approved development, details of the finished floor levels of all 
buildings and the finished ground levels of the site in relation to existing site levels of surrounding properties 
shall be submitted to and approved in writing by the local planning authority. The development shall 
thereafter be carried out in accordance with the approved levels.



Reason, In the interests of neighbouring properties to safeguard the amenities of the occupiers of these 
properties and to comply with Craven Local Plan policy ENV3 and the National Planning Policy Framework.

 7 Any application which seeks approval for the reserved matter of landscaping pursuant to condition 2 of this 
permission shall include a landscaping scheme for the site which contains details of:

(i) any trees, hedgerows and any other vegetation on/overhanging the site to be retained;
(ii) compensatory planting to replace any trees or hedgerows to be removed;
(iii) the introduction of additional planting within the site which forms part of the internal development layout 
and does not fall within (i) or (ii); and
(iv) the type, size, species, siting, planting distances and the programme of planting of hedges, trees and 
shrubs. 

The duly approved landscaping scheme shall be carried out during the first planting season after the 
development is substantially completed and the areas which are landscaped shall be retained as 
landscaped areas thereafter. Any trees or shrubs removed, dying, being severely damaged or becoming 
seriously diseased within five years of planting shall be replaced by trees or shrubs of similar size and 
species to those originally required to be planted.

Reason: In the interest of the character and appearance of the development, biodiversity and the visual 
amenities of the area and to comply with Craven Local Plan policies ENV3 and ENV4 and the National 
Planning Policy Framework.

 8 Prior to the commencement of any above ground works of the hereby development, a Biodiversity 
Enhancement Scheme and Management Plan shall be submitted to and approved in writing by the local 
planning authority. The development shall be carried out in accordance with the approved Biodiversity 
Enhancement Scheme and Management Plan and shall be permanently retained as such thereafter.

Reason: In the interests of biodiversity and to comply with Policy ENV4 of the Craven Local Plan and the 
National Planning Policy Framework.

 9 No above ground works shall take place until a scheme for the disposal of foul and surface water from the 
site has been submitted to and approved in writing by the Local Planning Authority. Unless otherwise 
agreed in writing with the Local Planning Authority, the scheme shall include: 

(i) separate systems for the disposal of foul and surface water;
(ii) details of the rate of surface water discharge from the site to any soakaway, watercourse or sewer, 
including provisions to ensure that the post-development discharge rate does not exceed the pre-
development rate (incorporating an appropriate allowance for climate change);
(iii) details of any necessary flow attenuation measures, including the use of SUDS where appropriate; and 
(iv) details of how the scheme will be maintained and managed after completion. 

The scheme shall be implemented in accordance with the duly approved details before any of the dwelling 
is first occupied, and shall be maintained and managed as such thereafter.
 
Reason: To ensure that the development is not at risk of flooding and does not increase flood risk 
elsewhere, and that adequate measures are put in place for the disposal of foul and surface water in 
accordance with the requirements of requirements of Craven Local Plan Policy ENV6 and the National 
Planning Policy Framework.

10 The crossing of the highway verge and/or footway must be constructed in accordance with the approved 
details and/or Standard Detail number E50 and the following requirements.

- Any gates or barriers must be erected in line with the boundary and must not be able to swing over the 
existing or proposed highway. 



- That part of the access extending 6 metres into the site from the carriageway of the existing highway must 
be at a gradient not exceeding 1 in 20.
- Provision to prevent surface water from the site/plot discharging onto the existing or proposed highway 
must be constructed in accordance and maintained thereafter to prevent such discharges.
- The final surfacing of any private access within 6 metres of the public highway must not contain any loose 
material that is capable of being drawn on to the existing or proposed public highway.
- Measures to enable vehicles to enter and leave the site in a forward gear. 

All works must accord with the approved details.

Reason: To ensure a satisfactory means of access to the site from the public highway in the interests of 
highway safety and the convenience of all highway users in accordance with the National Planning Policy 
Framework.

Informative

Notwithstanding any valid planning permission for works to amend the existing highway, you are advised 
that a separate licence will be required from North Yorkshire County Council as the Local Highway Authority 
in order to allow any works in the existing public highway to be carried out.

The 'Specification for Housing and Industrial Estate Roads and Private Street Works' published by North 
Yorkshire County Council as the Local Highway Authority, is available to download from the County 
Council's web site: 
https://www.northyorks.gov.uk/sites/default/files/fileroot/Transport%20and%20streets/Roa 
ds%2C%20highways%20and%20pavements/Specification_for_housing___ind_est_roads 
___street_works_2nd_edi.pdf .

The Local Highway Authority will also be pleased to provide the detailed constructional specifications 
referred to in this condition.

11 There must be no access or egress by any vehicles between the highway and the application site at Within 
the Garden Curtilage at, 1 Pye Busk Close, High Bentham, Lancaster, LA2 7BG until splays are provided 
giving clear visibility of 45 metres measured along both channel lines of the major road from a point 
measured 2 metres down the centre line of the access road. In measuring the splays, the eye height must 
be 1.05 metres and the object height must be 0.6 metres. Once created, these visibility splays must be 
maintained clear of any obstruction and retained for their intended purpose at all times. 

Reason: In the interests of highway safety in accordance with the National Planning Policy Framework.

Informative:

An explanation of the terms used above is available from the Local Highway Authority.

12 There must be no access or egress by any vehicles between the highway and the application site at Within 
the Garden Curtilage at, 1 Pye Busk Close, High Bentham, Lancaster, LA2 7BG until visibility splays 
providing clear visibility of 2.0 metres x 2.0 metres measured down each side of the access and the back 
edge of the footway of the major road have been provided. In measuring the splays, the eye height must be 
1.05 metres and the object height must be 0.6 metres. Once created, these visibility splays must be 
maintained clear of any obstruction and retained for their intended purpose at all times.

Reason: In the interests of highway safety. 

Informative: An explanation of the terms used above is available from the Local Highway Authority.

13 There must be no excavation or other groundworks, except for investigative works, or the depositing of 
material on the site in connection with the construction of the access road or building(s) at Within The 



Garden Curtilage At, 1 Pye Busk Close, High Bentham, Lancaster, LA2 7BG until a scheme for the design 
and construction (including surface treatment) of the following have been submitted to and approved in 
writing by the Local Planning Authority:

- vehicular, cycle, and pedestrian accesses;
- vehicular and cycle parking; and
- vehicular turning arrangements including measures to enable vehicles to enter and leave the site in a 
forward gear.

No part of the development must be brought into use until the vehicle access, parking, manoeuvring and 
turning areas at Within the Garden Curtilage at, 1 Pye Busk Close, High Bentham, Lancaster, LA2 7BG 
have been constructed in accordance with the details approved in writing by the Local Planning Authority. 

Once created these areas must be maintained clear of any obstruction and retained for their intended 
purpose at all times.

Reason: To ensure appropriate on-site facilities in the interests of highway safety and the general amenity 
of the development in accordance with Craven Local Plan policy INF4 and the National Planning Policy 
Framework.

Informative:

The proposals should cater for all types of vehicles that will use the site. The parking standards are set out 
in North Yorkshire County Council's 'Interim guidance on transport issues, including parking standards' and 
subsequent amendments available at:
https://www.northyorks.gov.uk/sites/default/files/fileroot/Transport%20and%20streets/Roa 
ds%2C%20highways%20and%20pavements/Interim_guidance_on_transport_issues__incl 
uding_parking_standards.pdf

14 No individual dwellinghouse hereby approved shall be erected unless an Energy Statement applicable to 
that dwellinghouse has
been submitted to and approved in writing by the Local Planning Authority. The Energy Statement shall 
include the following items:

a) full details of the proposed energy efficiency measures and/or renewable technologies to be incorporated 
into the development;
b) calculations using the SAP or SBEM methods which demonstrate that the reduction in carbon dioxide 
emissions rates for the development, arising from the measures proposed, will enable the development to 
comply with Craven Local Plan policy ENV3.

The development shall not be occupied unless it has been constructed in full accordance with the approved 
details in the Energy Statement. The carbon reduction measures shall be retained in place and fully 
operational thereafter.

Reason: To ensure this development complies with the on-site carbon reductions required in Craven Local 
Plan policy ENV3 and the National Planning Policy Framework

15 An electric vehicle charging point shall be provided for the dwellinghouse.

Reason: To ensure this development complies with the on-site carbon reductions required in Craven Local 
Plan policy ENV3 and the National Planning Policy Framework

16 No development must commence until a Construction Management Plan has been submitted to and 
approved in writing by the Local Planning Authority. Construction of the permitted development must be 
undertaken in accordance with the approved plan. The Plan must include, but not be limited, to 
arrangements for the following in respect of each phase of the works:



- details of any temporary construction access to the site including measures for removal following 
completion of construction works;
- wheel washing facilities on site to ensure that mud and debris is not spread onto the adjacent public 
highway;
- the parking of contractors' site operatives and visitor's vehicles;
- areas for storage of plant and materials used in constructing the development clear of the highway;
- details of site working hours;
- contact details for the responsible person (site manager/office) who can be contacted in the event of any 
issue.

Reason: In the interest of public safety and amenity.

Standard Note(s) to Applicant:

1. This consent applies only to that required by the Town and Country Planning Acts and does not include 
any permission or approval under any other enactment, bylaw or regulation.

2. Your attention is drawn to the attached notes explaining your rights of appeal regarding this decision.

3. The permission to which this notice refers MAY contain the requirement to comply with certain conditions 
PRIOR to any works being commenced, as well as conditions to be met DURING and AFTER the 
completion of the development.  You are hereby advised that non-compliance with ANY condition may 
render this permission invalid and the development itself UNLAWFUL and could lead to enforcement 
action and/or prosecution.  It is YOUR responsibility to ensure that all conditions are complied with.  If you 
are in any doubt as to the requirements established by any condition attached to this permission, you are 
strongly advised to contact Craven District Council Development Management for clarification prior to the 
commencement of any works.

4. The approval of details reserved by any condition(s) (discharge of condition(s)) is now treated as a formal 
application and as such requires a fee.  A fee of £34 is applicable for householder applications, including 
extensions, any ancillary buildings within the curtilage of a dwelling, construction of fences, walls, car 
parking, etc., and £116 for any other type of development.  Any number of conditions relating to a specific 
application can be considered as one application with the single fee.  However, if conditions are submitted 
individually, then the fee will be applicable for each separate submission.  There is a form on-line at 
www.cravendc.gov.uk/planning.  We have 8 weeks in which to make our decision, after this date, you can 
appeal to the Secretary of State.  You should note that if you have had no response within 12 weeks, then 
the fee has to be refunded.

5. Please be advised you may now be required to apply for Street Naming and Numbering for any 
development without an official address. You may find out more information and apply online at 
www.cravendc.gov.uk/snn or contacting the addressing team addresses@cravendc.gov.uk

 5 Coal Development Low Risk Area - Standing Advice

The proposed development lies within a coal mining area which may contain unrecorded coal mining related hazards.  If 
any coal mining feature is encountered during development, this should be reported immediately to the Coal 
Authority on 0345 762 6848.

Further information is also available on the Coal Authority website at:
www.gov.uk/government/organisations/the-coal-authority

 6 Dust control

http://www.cravendc.gov.uk/snn
mailto:addresses@cravendc.gov.uk


The applicant shall identify all areas of the site and the site operations where dust may be generated and ensure that 
dust is controlled so as not to travel beyond the site boundary.

 7 Drainage

In accordance with the National Planning Policy Framework (NPPF) and the National Planning Practice Guidance (NPPG), 
the site should be drained on a separate system with foul water draining to the public sewer and surface water 
draining in the most sustainable way.

The NPPG clearly outlines the hierarchy to be investigated by the developer when considering a surface water drainage 
strategy. We would ask the developer to consider the following drainage options in the following order of priority:

1. into the ground (infiltration);
2. to a surface water body;
3. to a surface water sewer, highway drain, or another drainage system;
4. to a combined sewer.

We recommend the applicant implements the scheme in accordance with the surface water drainage hierarchy outlined 
above.

 8 Waste water assets

If the applicant intends to offer wastewater assets forward for adoption by United Utilities, the proposed detailed 
design will be subject to a technical appraisal by an Adoptions Engineer as we need to be sure that the proposal 
meets the requirements of Sewers for adoption and United Utilities' Asset Standards. The proposed design should 
give consideration to long term operability and give United Utilities a cost effective proposal for the life of the 
assets. Therefore, should this application be approved and the applicant wishes to progress a Section 104 
agreement, we strongly recommend that no construction commences until the detailed drainage design, submitted 
as part of the Section 104 agreement, has been assessed and accepted in writing by United Utilities. Any works 
carried out prior to the technical assessment being approved is done entirely at the developers own risk and could 
be subject to change.

Details of both our S106 sewer connections and S104 sewer adoptions processes (including application forms) can be 
found on our website http://www.unitedutilities.com/buildersdevelopers.aspx

Please note we are not responsible for advising on rates of discharge to the local watercourse system. This is a matter 
for you to discuss with the Lead Local Flood Authority and / or the Environment Agency if the watercourse is 
classified as main river.

 9 Water supply

If the applicant intends to obtain a water supply from United Utilities for the proposed development, we strongly 
recommend they engage with us at the earliest opportunity. If reinforcement of the water network is required to 
meet the demand, this could be a significant

project which should be accounted for in the project timeline for design and construction.

To discuss a potential water supply or any of the water comments detailed above, the applicant can contact the team at 
DeveloperServicesWater@uuplc.co.uk.

Please note, all internal pipework must comply with current Water Supply (water fittings) Regulations 1999.

10 United Utilities' property, assets and infrastructure



Where United Utilities' assets exist, the level of cover to the water mains and public sewers must not be compromised 
either during or after construction.

For advice regarding protection of United Utilities' assets, the applicant should contact the
teams as follows:

Water assets - DeveloperServicesWater@uuplc.co.uk
Wastewater assets - WastewaterDeveloperServices@uuplc.co.uk

It is the applicant's responsibility to investigate the possibility of any United Utilities' assets potentially impacted by their 
proposals and to demonstrate the exact relationship between any United Utilities' assets and the proposed 
development.

A number of providers offer a paid for mapping service including United Utilities. To find out how to purchase a sewer 
and water plan from United Utilities, please visit the Property Searches website; 
https://www.unitedutilities.com/property-searches/. You can also view the plans for free. To make an appointment 
to view our sewer records at your local authority please contact them direct, alternatively if you wish to view the 
water and the sewer records at our Lingley Mere offices based in Warrington please ring 0370 751 0101 to book an 
appointment.

Due to the public sewer transfer in 2011, not all sewers are currently shown on the statutory sewer records and we do 
not always show private pipes on our plans. If a sewer is discovered during construction; please contact a Building 
Control Body to discuss the matter further.

For any further information regarding Developer Services and Planning, please visit our website at 
http://www.unitedutilities.com/builders-developers.aspx

11 Statement of Positive Engagement: 

In dealing with this application Craven District Council has sought to approach the decision making process in a positive 
and creative way, in accordance with the requirements of paragraph 38 of the NPPF.

Neville Watson
Planning Manager
(Development Management)

GENERAL DEVELOPMENT PROCEDURE ORDER 2015
TOWN AND COUNTRY PLANNING ACT 1990

Appeals to the Secretary of State

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 this is a decision on a planning application relating to the same, or substantially the same, land and 
development as is already the subject of an enforcement notice and 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 this notice.



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 the service of the enforcement notice or within six months of 
the date of this notice (whichever period expires earlier).

If you want to appeal against other decisions, except for Householder which are 12 weeks, then you must do 
so within 6 months of the date of this notice.  Appeals should be submitted using a form that you can get from 
The Planning Inspectorate, Temple Quay House, 2 The Square, Temple Quay, Bristol BS1 6PN.  

Tel:  0303 444 5000
Email:  enquiries@planning-inspectorate.gsi.gov.uk
Website: www.gov.uk 

The Secretary of State can allow a longer period for giving notice of an appeal, but he 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 him 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.
In practice, the Secretary of State does not refuse to consider appeals solely because the local planning 
authority based their decision on a direction given by him.
Purchase Notices
If either the local planning authority or the Secretary of State for the Environment refuses permission to 
develop land or grants it subject to conditions, the owner may claim that he can neither put the land to a 
reasonably beneficial use in its existing state nor render the land capable of a reasonably beneficial use by the 
carrying out of any development which has been or would be permitted.
In these circumstances, the owner may serve a purchase notice on the District Council in whose area the land 
is situated.  This notice will require the Council to purchase his interest in the land in accordance with the 
provisions of Part VI of the Town and Country Planning Act 1990.

mailto:enquiries@planning-inspectorate.gsi.gov.uk
http://www.gov.uk/

