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	DEVELOPMENT PROPOSED:
	Proposed workshop/office conversion to small office units and new rural workshop/office building.

	AT:
	Roadside Farm Preston Road Alston Preston PR3 3BL

	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 use of the office building and workshop/office building hereby approved shall be restricted to uses referred to in Use Class B1 of the Town and Country Planning (Use Classes Order) 2005.

Reason: For the avoidance of doubt and in order to protect the residential amenity of the the adjacent property.



	3. 
	No works associated with the new workshop/office building approved by this permission shall be commenced until full details of the exact relationship on site between the proposed development and the main water pipe running through the site owned by United Utilities, is submitted to and approved in writing by both the LPA and United Utilities. These details shall included any proposed diversion works for the pipe and/or easement works.

REASON: In order to prevent unnecessary damage to existing water pipes and that there are no unacceptable risks to water resources in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.



	4. 
	Unless otherwise agreed in writing with the Local Planning Authority the development shall be carried out in strict accordance with the recommendations of the bat survey and report submitted with the application dated 19th of March 2008.

Reason:  To comply with policies G1 and ENV7 of the Ribble Valley Districtwide Local Plan ensuring that no species/habitat protected by the Wildlife and Countryside Act 1981 are destroyed.  P.T.O.

	5. 
	Prior to the commencement of development a schedule of works including a sequence of operations for the scheme of conversion shall be submitted to and approved in writing by the Local Planning Authority.

Reason:  In accordance with the requirements of Policy G1 of the Ribble Valley Districtwide Local Plan in order that the Local Planning Authority may be satisfied as to the extent of necessary rebuilding works, and the manner in which it is to be carried out.



	6. 
	All new and replacement door and window head and sills shall be natural stone to match existing.

Reason:  To comply with Policies G1 and ENV3 of the Ribble Valley Districtwide Local Plan to ensure a satisfactory standard of appearance in the interests of visual amenity.



	7. 
	All doors and windows shall be in timber and retained as such in perpetuity.

Reason:  To comply with Policies G1 and ENV3 of the Ribble Valley Districtwide Local Plan to ensure a satisfactory standard of appearance in the interests of visual amenity.



	8. 
	Notwithstanding the details shown upon the approved plans, the proposed Velux roof lights shall be of the Conservation Type, recessed with a flush fitting, details of which shall be further submitted to and approved by the Local Planning Authority before development commences upon the site.

REASON:  In the interests of visual amenity in order to retain the character of the building and to comply with Policies G1 and ENV3 of the Ribble Valley Districtwide Local Plan.



	9. 
	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.



	10. 
	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.

The visibility splay to be the subject of this condition shall be that land in front of a line drawn from a point 2.4m measured along the centre line of the proposed road from the continuation of the nearer edge of the carriageway of Preston Road to points measured 70m in each direction along the nearer edge of the carriageway of Preston Road, from the centre line of the access, and shall be constructed and maintained at footway level in accordance with the details supplied on drawing no. 0750/03A of the approved plans.

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.

	11. 
	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 paviors, 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.



	12. 
	The existing access shall be physically and permanently closed and the existing footway and kerbing of the vehicular crossing shall be reinstated in accordance with the Lancashire County Council Specification for Construction of Estate Roads concurrent with the formation of the new access.

Reason:  To comply with Policy G1 of the Ribble Valley Districtwide Local Plan and to limit the number of access points to, and to maintain the proper construction of the highway.



	13. 
	No part of the development, hereby approved, shall be occupied or opened for trading until the approved scheme referred to in Condition's 9 and 11 has been constructed and completed in accordance with the scheme details.

Reason:  To comply with Policy G1 of the Ribble Valley Districtwide Local Plan and in order that the traffic generated by the development does not exacerbate unsatisfactory highway conditions in advance of the completion of the highway scheme/works.



	14. 
	The use of the both premises, other than that associated with the Alpaca field shown on the approved plan drawing no. 0750/03A, in accordance with this permission shall be restricted to the hours between 8am to 6pm on weekdays and 9am to 6pm on Saturdays and there shall be no operation on Sundays or bank holidays.

Reason:  To comply with Policy G1 of the Ribble Valley Districtwide Local Plan.  The use of the premises outside these hours could prove injurious to the character of the area and in order to safeguard residential amenities.



	15. 
	No materials or equipment shall be stored on the site outside the building except for waste materials contained within bins for periodic removal unless otherwise agreed in writing. Prior to the occupation of the buildings, full details of any bin storage shall be submitted to and approved in writing by the Local Planning Authority. 

Reason:  To comply with Policy G1 of the Ribble Valley Districtwide Local Plan in the interests of the visual amenity of the area and to safeguard, where appropriate, neighbouring residential amenity.



	16. 
	Before the use commences or the premises are occupied, the new workshop building shall be insulated in accordance with a scheme to be submitted to and approved by the Local Planning Authority.

Reason:  In accordance with Policy G1 of the Ribble Valley Districtwide Local Plan and in the interests of the general amenity of the area and to safeguard, where appropriate, neighbouring residential amenity.

P.T.O.

	17. 
	The kitchen and W.C. windows on the south west facing elevation of the converted building shall be obscure glazed and also fitted with restrictors limiting the degree of opening of each opening light to not more than 45°. Thereafter it shall be maintained in that condition in perpetuity to the satisfaction of the Local Planning Authority.

Reason:  In order to protect nearby residential amenity as required by with Policy G1 of the Ribble Valley Districtwide Local Plan.



	18. 
	No development approved by this permission shall be commenced until a scheme for the conveyance of foul drainage to a private treatment plant has been submitted to and approved by the Local Planning Authority.  No part of the development shall be brought into use until such treatment plant has been constructed and completed in accordance with the approved plans.

Reason:  To prevent pollution of the water environment in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.



	19. 
	Prior to being discharged into any watercourse, surface water sewer or soakaway system, all surface water drainage from parking areas shall be passed through trapped gullies with an overall capacity compatible with the site being drained.

Reason:To prevent pollution of the water environment in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.



	20. 
	The existing fence on the boundary between the proposal site and Old Chapel House and shall remain there in perpetuity, unless otherwise agreed in writing by the Local Planning Authority.

Reason: In order to safeguard the residential amenity of the adjacent neighbouring property.


Relevant planning policy

	Policy G1 - Development Control


	Policy G5 - Settlement Strategy


	Policy ENV3 - Development in Open Countryside


	Policy EMP9 - Conversions for Employment Uses


	Policy 5 of the Joint Lancashire Structure Plan (JLSP) 2001-2016


	Summary of reasons for approval

The proposal represents an appropriate form of development and given its design, size and location would not result in visual detriment to the surrounding countryside, nor would its use have an adverse impact on highway safety.



	


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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