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	DEVELOPMENT PROPOSED:
	Conversion of treble garage into holiday cottage. 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. 
	No development approved by this permission shall be commenced until a scheme for the disposal of foul and surface waters has been approved by the Local Planning Authority.  Such a scheme shall be constructed and completed in accordance with the approved plans.


REASON:  To ensure a satisfactory means of drainage.



	3. 
	Before the access is used for vehicular purposes, any gate posts erected at the access shall be positioned 5m 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 shall be 45o to the centre line of the access.  The gates shall open away from the highway.  Should the access remain ungated 45o splays shall be provided between the highway boundary and points on either side of the drive measured 5m 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.



	4. 
	Before the access is used for vehicular purposes, that part of the access extending from the highway boundary for a minimum distance of 5m into the site shall be appropriately paved in tarmacadam, concrete, block paviours, or other approved materials.

REASON:  To comply with Policy G1 of the Ribble Valley Districtwide Local Plan and to prevent loose surface material from being carried on to the public highway thus causing a potential source of danger to other road users.



	5. 
	The unit of accommodation shall not be let to or occupied by any one person or group of persons for a continuous period of longer than 3 months in any one year and in any event shall not be used as a permanent accommodation.  A register of such lettings shall be kept and made available to the Local Planning Authority to inspect on an annual basis.

REASON:  In order to comply with Policies G1, G5, ENV1, RT1 and RT3 of the Ribble Valley Districtwide Local Plan.  The building is located in an area where the Local Planning Authority would not normally be minded to grant the use of building for a permanent residential accommodation.



	6. 
	Precise specifications and samples of walling, roofing, window and door stone surround, quoins, pointing style and mix, rainwater goods and door 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 and to safeguard the character and setting of the listed building. 



	7. 
	Window and door timbers shall be painted within one month of insertion and retained as such in perpetuity.


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



	8. 
	No new window or door openings shall be inserted in the southeast elevation wall without the prior written consent of the Local Planning Authority.


REASON:  In order to protect the amenity of adjoining residents. 



	9. 
	Notwithstanding the proposed incorporation of new quoins and replacement of existing blocked window at rear elevation, a detailed justification for these works altering the historic fabric shall first be submitted to and approved in writing by the Local Planning Authority.


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



	10. 
	Precise specifications showing how the memory of the existing rear door and surround is to be incorporated into the development shall have been submitted to and approved by the Local Planning Authority before the commencement of works. 


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



	11. 
	Notwithstanding the proposed use of random stone walling, precise details of stone type, coursing, dressing and pointing mortar type and mix, shall have been submitted to and approved by, the Local Planning Authority before its use in the proposed works.


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



	12. 
	Precise specifications showing how wall widening is to be achieved and constructed shall have been submitted to and approved by the Local Planning Authority before the commencement of works.


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



	13. 
	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.




Relevant planning policy

	Policy ENV19 - Listed Buildings.
Joint Lancashire Structure Plan Policy 21 – Natural and Manmade Heritage.
Policy ENV1 - Area of Outstanding Natural Beauty.
Policy G5 - Settlement Strategy.
Policy G1 - Development Control.
Policy RT1 - General Recreation and Tourism Policy.
Policy RT3 - Conversion of Buildings to Tourism Related Uses.


Summary of reasons for approval

	The proposals are compliant with Local Plan tourism policies and have an acceptable impact upon the character of the Forest of Bowland Area of Outstanding Natural Beauty, the character and setting of the listed building, and 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.



	3. 
	A separate consent from the Environment Agency under the terms of the Water Resources Act 1991 for any proposed sewage or trade effluent discharge to a water course or other controlled waters, and may be required for discharge to a soakaway.  If the effluent discharged to ground is 2 cubic metres less in any 24 hour period then a consent is not required providing the discharge is from a private dwelling, is not within 50m of private water supply well or borehole or is within Groundwater Protection Zone 1.  (Controlled waters include rivers, streams, groundwater, reservoirs, estuaries and coastal waters). 



	4. 
	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 Environment Directorate for further information by telephoning the Area Surveyor East on 01254 823831 or writing to the Area Surveyor East, Lancashire County Council, Area Office, Riddings Lane, Whalley, Clitheroe BB7 9RW quoting the planning application number.


STEWART BAILEY
DIRECTOR OF DEVELOPMENT SERVICES
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