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	DEVELOPMENT PROPOSED:
	Erection of a farm tea room and car park on agricultural land.

	AT:
	Gazegill Organic Farm Lower Gazegill Farm Dancer Lane Rimington BB7 4EE

	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: To comply with the requirements of section 91 of the Town and Country Planning Act 1990 as amended by Section 51 of the Planning and Compulsory Purchase Act 2004.



	2. 
	Unless explicitly required by condition within this consent, the development hereby permitted shall be carried out in complete accordance with the proposals as detailed on drawings:

Rob/260/2123/01

Rob/260/2123/02 (amended plan received 11/01/17)

Rob/260/2123/03 (plan received 18/01/17)

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



	3. 
	Notwithstanding any description of materials in the application and the requirements of condition 2 of this permission, samples or full details of all materials to be used on the external surfaces of the building hereby approved shall have been submitted to and approved in writing by the Local Planning Authority prior to their use on site. Such details shall include the type, colour and texture of the materials. The development shall thereafter be implemented in accordance with the duly approved materials.

Reason: In order that the Local Planning Authority may ensure that the materials to be used are appropriate to the locality in accordance with Key Statement EN2, and Policies DMG1 of the Ribble Valley Core Strategy.



	4. 
	The tea room hereby approved shall only be open for trade or business between the hours of 09:30 - 18:00 Monday to Saturday inclusive and 11:00 - 17:00 on Sundays and Bank Holidays. 

Reason: In order to safeguard the amenity of neighbouring uses  in accordance with Policy DMG1 of the Ribble Valley Core Strategy, and the NPPF.



	5. 
	Unless otherwise agreed in writing with the Local Planning Authority, and notwithstanding the provisions of the Town and Country Planning (General Permitted Development) (England) Order 2015, or any equivalent Order following the revocation and re-enactment thereof (with or without modification), the building hereby approved shall only be used as an A3 café/tea room as defined Town and Country Planning (Use Classes) Order 1987 (as amended). 

Reason: To ensure that the building is used solely as an A3 café/tea room as any other use may not be considered acceptable in accordance with Policy DS2, and in the interest of visual amenity of the area in accordance with Polices DMG1 and EN2 of the Ribble Valley Core Strategy.



	6. 
	Unless otherwise agreed in writing with the Local Planning Authority, the existing hedgerow along the northern boundary of the site, shared with the adjacent Biological Heritage Site, shall be retained on site and no development shall take place on the construction of the proposed tea room building or additional car parking area until this hedge has been enclosed with temporary protective fencing in accordance with BS 5837: 2012 Trees in relation to design, demolition and construction - Recommendations. The fencing shall be retained during the period of construction and no work, excavation, tipping, or stacking/storage of materials shall take place within such protective fencing during the construction period. Any area of the hedge that is damaged or suffer at the expense of the development shall be replaced at the applicant's expense. 

Reason: To protect hedgerows of landscape and visual amenity value adjacent to the site or those likely to be affected by the proposed development in accordance with Key Statement DME2 and Policies DMG1 and DME1 of the Ribble Valley Core Strategy.



	7. 
	Notwithstanding the details shown on the approved plans and the requirements of condition 2 of this permission, within three months of development first taking place, details of the surface treatment of all new hard surfaced areas and the extended car park shall be submitted to and approved in writing by the Local Planning Authority. The development shall thereafter be implemented in accordance with the duly approved materials.

Reason: In order to achieve a satisfactory level of landscaping in the interests of visual amenity in accordance with the requirements of Key Statement EN2  and Policy DMG1 of the Ribble Valley Core Strategy.



	8. 
	Notwithstanding the submitted details, prior to installation on site, details of the proposed boundary gates and fencing shall have been submitted to and approved by the Local Planning Authority.  The development shall be carried out in strict accordance with the approved details.

Reason:  In order that the Local Planning Authority may ensure that the detailed design of the proposal is appropriate to the locality in accordance with Policies DMG1 and DMH3 of the Ribble Valley Core Strategy.



	9. 
	Notwithstanding the requirements of condition 2 of this permission, the proposed hedgerow as shown to be planted along the western boundary of the site on approved drawing Rob/260/2123/02 (amended plan received 11/01/17) shall be planted with a hedge comprising (70%) Hawthorn, (16%) Blackthorn, (7%) Hazel and (7%) Guelder-Rose within 12 months of the commencement of the development or such other period as shall be agreed in writing by the Local Planning Authority.  Bare root hedgerow whips must be 30-45cm in height and a maintenance schedule will be required to enable a quick and healthy establishment. Any parts of the hedgerow removed, dying, being severely damaged or becoming seriously diseased within three years of planting shall be replaced by hedgerow of similar size and species to those originally required to be planted.

Reason: In order to achieve a satisfactory level of landscaping in the interests of visual amenity in accordance with the requirements of Key Statement EN2  and Policies DMG1 and DME3 of the Ribble Valley Core Strategy.



	10. 
	Notwithstanding the requirements of conditions 2 of this permission, prior to the building hereby approved being brought into use, full details and cross sections of the proposed wetland area shall be submitted to and approved in writing by the Local Planning Authority. The hereby approved building shall not be brought into use until the approved bio-disk tank has been installed on site and the wetland area created in accordance with the approved details. The development shall be completed, maintained and managed in accordance with the approved details.

REASON:  To ensure satisfactory means of foul and surface water drainage in accordance with Policies DMG1 and DME6 of the Ribble Valley Core Strategy.



	11. 
	The layout of the development shall include provisions to enable vehicles to enter and leave the highway in forward gear and such provisions shall be laid out in accordance with the approved plan and the vehicular turning space shall be laid out and be available for use before the Tea Room hereby approved is brought into use and maintained thereafter. 

Reason: To prevent vehicles reversing to and from the highway in the interest of highway safety and to comply with Policy DMG1 of the Ribble Valley Core Strategy.



	12. 
	The new car parking and manoeuvring areas shall be provided as shown on drawing "Rob/260/2123/02 (amended plan received 11/01/17)" prior to the Tea Room hereby approved being brought into use and shall be permanently maintained thereafter clear of any obstruction to its designated purpose. 

Reason: To allow for the effective use of parking areas in the interests of highway safety and to comply with Policy DMG1 of the Ribble Valley Core Strategy.




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. 
	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 and considered the imposition of appropriate conditions and amendments to the application to deliver a sustainable form of development.


JOHN HEAP

DIRECTOR OF COMMUNITY SERVICES
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