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	DEVELOPMENT PROPOSED:
	Erection of double garage with attached offices and associated woodland planting. Re-submission.

	AT:
	The Manor House Twiston Clitheroe Lancs 

	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 five 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.



	2. 
	Precise specifications and samples of walling, roofing, window and door surround, stone pointing style and mix 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 to safeguard the setting of the listed building. 



	3. 
	Precise specifications and samples of proposed parking area stone setts shall have been submitted and approved by the Local Planning Authority before their use in the proposed works.


REASON:  In order to safeguard the setting of the listed building.



	4. 
	Notwithstanding the proposed use of pressed aluminium rainwater goods they shall be constructed of cast iron or  cast aluminium.  Details of rainwater goods profiles and methods of fixation shall be submitted to and approved by the Local Planning Authority  before their use in the proposed works.


REASON:  In order to safeguard the setting of the listed building.



	5. 
	Notwithstanding the proposed use of random coursed walling details of stone type, coursing and dressing shall have been submitted to and approved by the Local Planning Authority before the commencement of works.


REASON:  In order to safeguard the setting of the listed building.



	6. 
	The development hereby permitted shall not be commenced until details of the landscaping of the site, including wherever possible the retention of existing trees, 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 occupation or use of the development, 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 to comply with Policy G1 of the Ribble Valley Districtwide Local Plan.



	7. 
	Prior to commencement of any site works, including delivery of building materials and excavations for foundations or services all trees identified shall be protected in accordance with the BS5837 [Trees in Relation to Construction] and tree details attached to this decision notice numbered 2/3a/5.

The protection zone must cover the entire branch spread of the trees, [the area of the root soil environment from the trunk to the edge of the branch spread] and shall remain in place until all building work has been completed and all excess materials have been removed from site including soil/spoil and rubble.

During the building works no excavations or changes in ground levels shall take place and no building materials/spoil/soil/rubble shall be stored or redistributed within the protection zone, in addition no impermeable surfacing shall be constructed within the protection zone.

No tree surgery or pruning shall be implemented with out prior written consent, which will only be granted when the local authority is satisfied that it is necessary, will be in accordance with BS3998 for tree work and carried out by an approved arboricultural contractor.

REASON:  In order to ensure that any trees affected by development are afforded maximum physical protection from the adverse affects of development.



	8. 
	This permission shall inure for the benefit of Mr J Nixon only and not for the benefit of the land nor any other person or persons, whether or not having an interest in the land.

REASON:  Permission would not have been given for the proposed development but for the personal circumstances applying in this case, as the development would otherwise be contrary to Policy G1 of the Ribble Valley Districtwide Local Plan.




Relevant planning policy

	Policy ENV19 - Listed Buildings.
Joint Lancashire Structure Plan Policy 21
Policy ENV1 - Area of Outstanding Natural Beauty.
Policy G5 - Settlement Strategy.
Policy G1 - Development Control.
Policy EMP5 - Office Uses.
Policy G8 - Environmental Considerations.


Summary of reasons for approval

	The proposal has an acceptable impact upon the setting of the listed building, the character of the Forest of Bowland Area of Outstanding Natural Beauty and the residential 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
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