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	DEVELOPMENT PROPOSED:
	Renewal of planning permission 3/2000/0289P, erection of function room and two storey bedroom extension on site of existing garden centre.

	AT:
	Mitton Hall Mitton Whalley Clitheroe 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.



	2. 
	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 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 Policy G1 of the Ribble Valley Districtwide Local Plan and the adopted Supplementary Planning Guidance - "Extensions and Alterations to Dwellings".



	3. 
	This permission shall be implemented in accordance with the proposal as amended by letter and plan received on the 3 April 2001 and the amendments indicating a scheme reduced in scale.

Reason:  For the avoidance of doubt since the proposal was the subject of agreed amendments.



	4. 
	All new and replacement rainwater goods shall be in cast iron or aluminium.

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



	5. 
	The roof covering shall be natural slate to match the existing a sample of which 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.

P.T.O.

	6. 
	All new string courses, heads, cills, jambs, and copings shall be in natural stone to match the existing samples of which shall have been submitted to and approved by the Local Planning Authority before their use in the proposed works.

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



	7. 
	All new and replacement doors and windows shall be in timber and in the style and form as illustrated on the approved drawings.Prior to insertion details of finish shall have been submitted to and approved by the Local Planning Authority.

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



	8. 
	No development shall take place until the applicant, or their agent or successors in title, has secured the implementation of a programme of archaeological work in accordance with a written scheme of investigation which has been submitted by the applicant and approved by the Planning Authority.

Reason:  The site is of archaeological importance and archaeological recording will be necessary during any ground disturbance associated with the development to ensure that anything of archaeological importance may be adequately recorded as required by Policies G1, ENV14 and ENV15 of the Ribble Valley Districtwide Local Plan.



	9. 
	Prior to its use on the building a sample panel of the proposed render shall be prepared and agreed by the Local Planning Authority.

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



	10. 
	Prior to the commencement of any site works a tree protection monitoring procedure including a time scale for site visits and remedial tree works shall be agreed in writing with the local planning authority.

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.

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 and included in a Tree Preservation Order/ Conservation area/considered to be of visual, historic or botanical value are afforded maximum physical protection from the adverse affects of development.

In order to comply with planning policies- G1, ENV13 of the District Wide Local Plan. 

P.T.O.

	11. 
	Within twelve months on completion of all services, buildings and roads the following remedial tree preservation work shall be implemented:

At 1m centres, in 1m concentric rings out from the bark, injections into the soil to a depth of 300mm shall be made over the entire root/crown zone using a Terravent Pneumatic Soil Decompactor.

Soil inoculation of the root/crown zone with a mixture of ecto and VAM mycorrhizae shall be carried out.

The surface area of the entire root/crown zone shall be mulched with a 150mm layer of organic matter i.e. composted green waste, leaf mould and/or chipped forest bark.

Reason: In order to relieve soil compaction in order to facilitate the percolation of moisture through to the root zone,increase stress, drought resistance and availability of nutrients and improve soil fertility and create conditions for healthier root system and to comply with planning policy Env 13.



	12. 
	No works can begin until the survey has been conducted by a person, the identity of whom has been previously agreed in writing by the English Nature species protection officer and the Local Planning Authority, to investigate whether the barn is utilised by bats or other protected species and the survey results passed to English Nature and the Local Planning Authority.  If such a use is established, a scheme for the protection of the species/habitat shall be submitted to and agreed in writing by English Nature and the Local Planning Authority before any work commences on site.

Reason:  To ensure that no species/habitat protected by the Wildlife and Countryside Act 1981 are destroyed in accordance with Policies G1, ENV7 and ENV8 of the Ribble Valley Districtwide Local Plan.



	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.



	14. 
	No development shall take place within a 5m wide strip of the adjacent watercourse.

Reason: To protect ecological, recreation and amenity interest by providing a buffer between the development and the watercourse.

P.T.O.


Relevant planning policy

	Policy ENV19 - Listed Buildings


	Joint Lancashire Structure Plan Policy 21 - Lancashire's Natural and man-made heritage.


	Policy ENV3 - Development in Open Countryside


	Policy G1 - Development Control


	Policy G5 - Settlement Strategy


	Policy RT1 - General Recreation and Tourism Policy


	Policy RT1 - General Recreation and Tourism Policy


	Summary of reasons for approval

The proposal has an acceptable impact upon the character and setting of the listed building and the character of the open countryside.It is an acceptable form of development outside of the main settlement and village boundaries which will extend the range of tourism and visitor facilities in the Borough.



	


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. 
	Specifications and a list of professionally qualified archaeological/building recording consultants and organisations who could carry out appropriate archaeological works can be obtained from the Lancashire Archaeology Service
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