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	DEVELOPMENT PROPOSED:
	Substitute house type for agricultural worker's dwelling approved under application 3/2005/0524.

	AT:
	Woodtop Farm Thornley Preston PR3 2TS

	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. 
	The access, parking and turning facilities shall be provided as indicated on the approved plan before the dwelling is first occupied and thereafter retained.  

REASON: In accordance with Policy G1 of the Districtwide Local Plan in the interest of highway safety.



	3. 
	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 over 500mm above adjacent road level. 
The visibility splay to be the subject of this condition shall be that land in front of a line drawn from a point 4.5m measured along the centre line of the proposed road from the continuation of the nearer edge of the carriageway of the adopted highway to points measured 120m in each direction along the nearer edge of the carriageway of the adopted highway, from the centre line of the access, and shall be constructed and maintained at verge level in accordance with a scheme to be agreed by the Local Planning Authority before any building works commence or the new access is brought into use.REASON:  To comply with Policy G1 of the Ribble Valley Districtwide Local Plan and to ensure adequate visibility at the street junction or site access.

P.T.O.

	4. 
	The building shall be faced in natural stone and roofed in natural blue slate unless alternative materials have first been agreed in writing with the Local Planning Authority.

Reason:  In accordance with Policies G1 and ENV1 of the Ribble Valley Districtwide Local Plan ensuring a satisfactory standard of external appearance given the location of the property in the Forest of Bowland Area of Outstanding Natural Beauty.



	5. 
	Precise specifications and samples of walling and roofing materials and details of any window and door surrounds including materials to be used 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. 



	6. 
	The occupation of the dwelling shall be limited to a person solely or mainly employed or last employed in the locality in agriculture as defined in Section 336(1) of the Town and Country Planning Act 1990 or in forestry, or a dependant of such a person residing with him or her or a widow or widower of such a person.

Reason:  In order to comply with Policies G1, H2 and H3 of the Ribble Valley Districtwide Local Plan and the adopted Supplementary Planning Guidance "Agricultural Dwellings - Siting, Size and Design".  The site is within an area where residential development for purposes other than the essential requirements of agriculture, or forestry, are not normally permitted.



	7. 
	This permission shall relate to the Section 106 Agreement dated 1 October 2002  which also restricted the existing farmhouse(s) to an agricultural occupancy condition.

Reason:  For the avoidance of doubt since the proposal needs to be read in conjunction with a Section 106 Agreement made under 3/95/0635/P..



	8. 
	Notwithstanding the specification outlined on the submitted plan received on 23 September 2005, the replacement hedge shall be planted in the first planting season following occupation of the dwelling and shall be of the Lancashire hedgerow mix (species to include hawthorn, blackthorn, field maple and guelder rose) and shall be planted as a double row and supplemented with 10/12 cm bare rooted standard trees at 3m centres (mixture of oak/ash/rowan).  The hedgerow shall be protected by a stockproof fence on the field side and the hedgerow shall  be maintained until established.REASON:  In accordance with Policy G1 of the Ribble Valley Districtwide Local Plan in the interests of the amenities of the area.



	9. 
	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 in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.

P.T.O.

	10. 
	Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (or any Order revoking or re-enacting that Order) any future extensions and/or alterations to the dwelling including any development within the curtilage as defined in Schedule 2 Part 1 Classes A to H shall not be carried out without the formal written consent of the Local Planning Authority.

Reason:  In the interests of the amenity of the area in accordance with Policies G1 and H2 of the Ribble Valley Districtwide Local Plan.




Relevant planning policy

	Policy G1 - Development Control


	Policy G5 - Settlement Strategy


	Policy ENV1 - Area of Outstanding Natural Beauty


	Policy H2 - Dwellings in the Open Countryside


	Policy H3 - Agricultural Workers Dwellings


	SPG - Agricultural Dwellings - Siting, Size and Design


	'Lancashire's Landscapes'  Joint Structure Plan


	Policy 12 Housing Provision Joint Lancashire Structure Plan


	Interim SPG 'Housing'


	Summary of reasons for approval

The proposal has no significant detrimental impact on nearby residential amenity nor would it have an adverse visual impact.



	


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. 
	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 Area Surveyor East 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.
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