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	DEVELOPMENT PROPOSED:
	Proposed replacement conservatory and second kitchen and a new porch to the function room.

	AT:
	Mitton Hall Country House Hotel Mitton Road  Mitton 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 and samples of walling, roofing and rainwater goods 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 to safeguard the character (including setting) and significance of the listed building.



	3. 
	Timberwork to the proposed conservatory and all other windows and doors shall be painted within one month of their installation and retained as such in perpetuity.

Reason :  In order to safeguard the character (including setting) and significance of the listed building.



	4. 
	Precise specifications of works to 'make good' the fabric of the existing interface between historic build and the existing conservatory 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 significance of the listed building.

P.T.O.

	5. 
	This permission does not include the proposed porch.

Reason: For the avoidance of doubt and because this element would be unduly harmful to the character, setting and significance of the listed building because of its size, design and siting which results in an incongruous, conspicuous and visually intrusive addition and the illegibility of building historic development. 



	6. 
	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.

To protect the bat population from damaging activities and reduce or remove the impact of development.



	8.



	Prior to commencement of any site works including delivery of building materials and excavations for foundations or services trees identified in the Mitton Hall Tree Preservation Order 1991 [A1] growing within influencing distance of the proposed new conservatory shall be protected in accordance with the BS5837 2012 [Trees in Relation to Design, Demolition & Construction] the details of which shall be submitted to and agreed in writing with the local planning authority. 

The root protection/exclusion zone 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/exclusion 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 is 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 considered to be of visual, historic or botanical value are afforded maximum physical protection from the potential adverse affects of development.

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

The proposed removal of modern ancillary buildings shall be undertaken before the approved development is first brought into use.

Reason: In order to safeguard the character (including setting) and significance of the listed building.

P.T.O.




Relevant planning policy

	Planning (Listed Buildings and Conservation Areas) Act 1990.

NPPF

HEPPG

Policy ENV20 - Proposals Involving Partial Demolition/Alteration of Listed Buildings.

Policy ENV19 - Listed Buildings (Setting).

Policy ENV2 – Development Immediately Adjacent AONB.

Policy G1 - Development Control.

Policy RT1 – Recreation & Tourism

Draft Core Strategy Polices DMG1, DME4, DMB3 and DMB1.


Summary of reasons for approval

The proposed conservatory and kitchen extension has an acceptable impact upon the character, setting and significance of the listed building. Section 66(1) of the Planning (Listed Buildings and Conservation Areas) Act 1990, ENV20, ENV19, DME4 and NPPF paragraph 17 and 131.

The Local Planning Authority operates a pre-planning application advice service which applicants are encouraged to use. Whether or not this was used, the Local Planning Authority has endeavoured to work proactively and positively to resolve issues which has resulted in the split decision on application 3/2012/1005.

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. 
	PROTECTED SPECIES - Site contractors & site project managers shall be made aware of the legal protection afforded all species of bats in the UK.

The building contractors shall take additional care when removing fascia boards, verge tiles & ridge tiles.

Timing of works

Avoid removing roofing materials between May & August, remove lower roof tiles, battens & under felt carefully by hand.

Maternity roosts - 1st of October to 1st of May

Summer roosts - 1st of September to 1st of May

Hibernation roosts - 1st of May to 1st of October

Mating/swarming roosts - 1st of November to 1st of August
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4. The Borough Council’s Environmental Health section advice of no concerns subject to compliance with 

the current food safety legislation. The applicant is encouraged to submit detailed plans of the kitchen to

the section at an early stage for comment. The number of toilet facilities must comply with the provisions of the British standard BS6465.

JOHN HEAP

DIRECTOR OF COMMUNITY SERVICES
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