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	DEVELOPMENT PROPOSED:
	Proposed farm workers dwelling, including the creation of residential curtilage.

	AT:
	Brookside Farm Moss Side Lane Thornley-with-Wheatley 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 two 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 permission shall relate to the development as shown on Plan Drawing No. San/230/1341/01 Amendment A.


REASON:  For the avoidance of doubt and to ensure that the development is carried out in accordance with the submitted plans.



	3. 
	Precise specifications or samples of walling and roofing materials, details of any surface materials to be used (including their colour and texture) and details of the proposed fenestration and doors (including materials) 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 in accordance with Policies G1 and ENV1 of the Ribble Valley Districtwide Local Plan.

P.T.O.

	4. 
	
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 2008 (or any Order amending, 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 ENV1 of the Ribble Valley Districtwide Local Plan.



	5. 
	For the avoidance of doubt, the residential curtilage for this new property shall be that land outlined in red on the proposed plan, drawing no. San/230/1341/01 Amendment A.


REASON: For the avoidance of doubt, and in the interests of the amenity of the area in accordance with Policies G1, ENV1 and H2 of the Ribble Valley Districtwide Local Plan.



	6. 
	Notwithstanding the approved plans, precise details of the proposed solar and solar voltaic panels to include, size, colour of panel and framework, projection and method of installation 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 panels to be used are appropriate to the locality in accordance with Policy G1 and ENV1 of the Ribble Valley Districtwide Local Plan.



	7. 
	The proposed garage shall not be used for any purpose (including any purpose ordinarily incidental to the enjoyment of the dwelling house as such) which would preclude its use for the parking of a private motor vehicle.


REASON:  In the interests of visual amenity and to facilitate adequate vehicle parking and/or turning facilities to serve the dwelling in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan and the adopted Supplementary Planning Guidance "Extensions and Alterations to Dwellings".



	8. 
	Any external source of lighting shall be effectively screened from view of a driver on the adjoining public highway.


REASON:  To comply with Policy G1 of the Ribble Valley Districtwide Local Plan and to avoid glare, dazzle or distraction to passing motorists.

P.T.O.



	9. 
	The development hereby permitted shall not be commenced until details of the landscaping of the site, 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 garden layout and any additional boundary planting.


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.



	10. 
	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.



	11. 
	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.



	12. 
	Within one month of the dwelling hereby approved becoming occupied, the mobile home/static caravan currently on site shall be removed and the land shall be restored in accordance with a scheme of work and programme to be submitted to and approved in writing by the local planning authority.

REASON: There will no longer be a requirement for the mobile home/static caravan to remain on site and the retention of the structure on site on a permanent basis would require further consent; which may be considered contrary to relevant Local Plan Policies G5, H2, H3, H5 and ENV1.



	13. 
	The occupation of the dwelling shall be limited to a person solely or mainly working, or last working, in the locality in agriculture or in forestry, or a widow or widower of such a person, and to any resident dependants.

REASON:  In order to comply with policies, G1, H2 and H5 of the Ribble Valley Districtwide Local Plan and the adopted supplementary planning guidance agricultural dwellings.  The site is within an area where residential development for purposes other than the essential requirements of agriculture, or forestry, are not normally permitted.

P.T.O.




Relevant planning policy

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy H2 - Dwellings in Open Countryside.

Policy H3 - Agricultural Workers Dwellings.

Policy H5 - Proposals for New Agricultural or Forestry Workers Dwellings.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy T1 - Development Proposals - Transport Implications.

SPG - Agricultural Dwellings - Siting, Size and Design.

National Planning Policy Framework.


	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 area, an adverse impact on the setting of the AONB, a significant detrimental impact on nearby residential amenity, 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.



	3. 
	Consent of the Environment Agency is required prior to the discharge of effluent to surface or underground waters.  Consent will only be considered if discharge to the foul sewer is not practicable, in which case the applicant should consider:

(i)   Construction of a soakaway area with no residual discharge to watercourse.

(ii)  Construction of a soakaway area with a high level overflow discharging to watercourse.



	4. 
	Direct discharge to watercourse which will only be considered where options (i) and (ii) are impracticable. The applicant should be advised to contact the Environment Agency, Area Planning Liaison Officer, Lutra House, Dodd Way, Off Seedlee Road, Walton Summit, Bamber Bridge, Preston PR5 8BX for any option not involving discharge to foul sewer.



	5. 
	Under the terms of the Water Resources Act 1991, the prior written consent of the Agency is normally required for any discharge of sewage or trade effluent into controlled waters, and may be required for any discharge of surface water to such controlled waters or for any discharge of sewage or trade effluent from buildings or fixed plant into or onto ground or into waters which are not controlled waters.  Such consent may be withheld.  (Controlled waters include rivers, streams, groundwater, reservoirs, estuaries and coastal waters).



	6. 
	The foul drainage system should be sited so as not to cause pollution of any watercourse, well, borehole, spring or groundwater.



	7. 
	Establishments of this nature can cause problems when connected to a septic tank.  The applicant would be advised to consider the use of a package sewage treatment plant for preference.

P.T.O.

	8. 
	All downspouts should be sealed directly into the ground ensuring the only open grids present around each dwelling are connected to the foul sewerage systems.



	9. 
	You are advised that consent under the provision of Section 88 Water Resources Act 1991 is required prior to the discharge of sewage, trade effluent or other matter to a watercourse or to underground waters, or from a building or plant on to or into any land or into any lake, loch or pond which does not discharge to a stream.

Such consent will not normally be given where there is a reasonable practicable alternative such as a discharge to foul sewer.

If a connection to foul sewer is not possible (and the Environment Agency could be satisfied that this was the case) the applicant should consider:

(i)
Construction of a soakaway area with no residual discharge to a watercourse.

(ii)
Construction of a soakaway area with a high level overflow discharging to a watercourse

(iii)
Direct discharge to watercourse.

The applicant should be made aware that the Environment Agency will not normally grant consent for a direct discharge to watercourse where option (i) and (ii) are considered practicable.

If direct discharge to watercourse is the only option the sewage treatment plant should be designed in accordance with the British Standard Code of Practice BS6297:1983 entitle "The Design and Installation of Small Sewage Treatment Works and Cess Pools".

The foul drainage from the proposed development shall be discharged to a septic tank and soakaway system which meets the requirements of British Standard BS6297:1983, there shall be no connection to any watercourse or land drainage system and no part of the soakaway system is situated within 10m of any ditch or watercourse or within 50m of any well, borehole or spring.

A separate metered supply will be required at the applicant's expense and all internal pipe work must comply with current water supply (water fittings) regulations 1999.

The applicant should contact United Utilities Service Enquiries on 0845 7462200 regarding connection to the water mains/public sewers.



	10. 
	Ribble Valley Borough Council imposes a charge to the developer to cover the administration, and delivery costs in providing wheeled bins to each household within a new build property or conversion. Details of current charges are available from the RVBC Contact Centre on 01200 425111.




JOHN HEAP

DIRECTOR OF COMMUNITY SERVICES
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