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	DEVELOPMENT PROPOSED:
	Proposed first floor extension to create 4 en-suites to existing bedrooms including part demolition and re-build of Kitchen to Guest House.

	AT:
	Jenkinsons Farm Thorn Lane Alston Lancashire PR3 3BQ

	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 permission shall relate to the development as shown on Plan Reference no's 2594-01, 2594-02 Rev.A, 2594-03 and 2594-04. 

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



	3. 
	Precise specifications and samples of walling and roofing materials, 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 Policies G1, ENV3 and H17 of the Ribble Valley Districtwide Local Plan, and guidance contained within the NPPF.

P.T.O.

	4. 
	All new and replacement doors and windows shall be in timber and retained as such in perpetuity.  Precise specifications and samples of the doors and windows to be used shall have been submitted to and approved by the Local Planning Authority before their use in the proposed works.

Reason:  To comply with Policies G1 and H17 of the Ribble Valley Districtwide Local Plan to ensure a satisfactory standard of appearance in the interests of visual amenity.



	5. 
	All new and replacement door and window head and sills shall be natural stone to match existing.

Reason:  To comply with Policies G1 and H17 of the Ribble Valley Districtwide Local Plan to ensure a satisfactory standard of appearance in the interests of visual amenity.



	6. 
	All new and replacement gutters shall be cast iron or aluminium supported on 'drive in' galvanised gutter brackets.

Reason:  To comply with Policies G1 and H17 of the Ribble Valley Districtwide Local Plan to ensure a satisfactory standard of appearance in the interests of visual amenity.



	7. 
	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 and to comply with Policies G1 and H17 of the Ribble Valley Districtwide Local Plan.



	8. 
	During the development process, the removal of roofing materials shall be avoided between May & August, and the removal of lower roof tiles, battens & under felt shall be done so carefully by hand.

In the event that any bats are found or disturbed during any part of the development/roofing work, all work shall cease until further advice has been sought from a licensed ecologist.

Reason:  To ensure that no adverse effects on the favourable conservation status of a bat population, and in order to protect the bat population from damaging activities and reduce or remove the impact of development.




Relevant planning policy

Policy G1 – Development Control

Policy G5- Settlement Strategy

Policy ENV3 – Development in Open countryside

Policy H17 – building Conversions – Design matters

Policy RT1 – General Recreation and Tourism Policy

National Planning Policy Framework

‘Setting of Heritage Assets:  English Heritage Guidance’ (EH, October 2011)

Historic Environment Planning Practice Guide (HEPPG, March 2010)

	Summary of reasons for approval  

The proposal, given its economic benefits would outweigh any harm to the character of the building that may result from the proposed development.

P.T.O.



	


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.


JOHN HEAP

DIRECTOR OF COMMUNITY SERVICES
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