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	DEVELOPMENT PROPOSED:
	Removal of condition 14 (restriction of business to Keepers Cottage) from planning permission 3/2016/1204.

	AT:
	Keepers Cottage Northcote Road Langho BB6 8BD

	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. 
	Application for approval of all reserved matters must be made not later than 27th March 2020 and the development must be begun not later than whichever is the later of the following dates.

(a)  27th March 2020; or

(b)  The expiration of two years from the final approval of the reserved matters or, in the case of approval on different dates, the final approval of the last such matter to be approved.

Reason:  Required to be imposed pursuant to Section 91 of the Town and Country Planning Act 1990 as amended by Section 51 of the Planning and Compulsory Purchase Act 2004.  



	2. 
	The approval of the Local Planning Authority shall be sought in respect of the following matters before the development is commenced:- landscaping.

Reason: The application is granted in outline only under the provisions of Article 4 of the Town and Country Planning (Development Management Procedure) Order 2015 and details of the matters referred to in the condition have not been submitted for consideration.

P.T.O.

	3. 
	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:

Location Plan

PH/KC 200

PHD/KC 300 

Reason:  For the avoidance of doubt and to clarify which plans are relevant to the consent.



	4. 
	The reserved matters application shall include full details of the proposed landscaping of the site (both hard and soft surface elements), details of the replacement hedge and a management plan for its future maintenance, along with full details of existing and proposed ground levels and proposed chalet finished floor levels (all relative to ground levels adjoining the site).

Reason:  To ensure a satisfactory form of development and to ensure its visual compatibility with the defined open countryside in accordance with Key statement EN2 and Policies DMG1 and DME2 of the Ribble Valley Core Strategy.



	5. 
	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 holiday chalets 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 and DMH3 of the Ribble Valley Core Strategy.



	6. 
	Unless otherwise agreed in writing with the Local Planning Authority, or as detailed within the subsequent reserved matters application, the trees and hedges shall be retained on site as shown on drawing number BTC1266-TIP within the submitted Arboricultural Impact Assessment (Feb 2017), and no development shall take place until all the existing trees within, or directly adjacent to, the site, have been enclosed with temporary protective fencing in accordance with BS 5837: 2012 Trees in relation to design, demolition and construction - Recommendations. The protective 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. 

Reason: To protect trees of landscape and visual amenity value on or 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.

P.T.O.

	7. 
	Unless otherwise agreed in writing with the Local Planning Authority, or as detailed within the subsequent reserved matters application, the development shall be carried out in accordance within the tree protection measures (including the installation of the Cellweb TRP system) detailed within the submitted Arboricultural Impact Assessment (Feb 2017). 

Reason: To protect trees of landscape and visual amenity value on or 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.



	8. 
	No clearance of any vegetation in preparation for or during the course of development shall take place during the bird breeding season (March - August inclusive) unless an ecological survey has first been submitted to and approved in writing by the Local Planning Authority which demonstrates that the vegetation to be cleared is not utilised for bird nesting. Should the survey reveal the presence of any nesting species, then no clearance of any vegetation shall take place during the bird breeding season until a methodology for protecting nest sites during the course of the development has been submitted to and approved in writing by the Local Planning Authority. Nest site protection shall thereafter be provided in accordance with the duly approved methodology.

Reason: In order to prevent any habitat disturbance to nesting birds in accordance with the requirements of Ribble Valley Core Strategy Policy DME3 and the provisions of the Wildlife and Countryside Act 1981 (as amended) and the National Planning Policy Framework.



	9. 
	No development, including any site preparation, demolition, scrub/hedgerow clearance or tree works/removal shall commence or be undertaken on site until details of the provisions to be made for building dependent species of conservation concern, artificial bird nesting boxes / artificial bat roosting sites have been submitted to, and approved in writing by the Local Planning Authority. 

For the avoidance of doubt the details shall identify the nature and type of the nesting boxes/artificial roosting sites and the locations(s) or wall and roof elevations into which the above provisions shall be incorporated.

The artificial bird/bat boxes shall made available for use before the chalets hereby approved are first brought into use and thereafter retained.  The development shall be carried out in strict accordance with the approved details.

REASON: In the interests of biodiversity and to enhance nesting/roosting opportunities for species of conservation concern and reduce the impact of development in accordance with Policies DMG1 and EN4 of the Ribble Valley Core Strategy.

P.T.O.

	10. 
	Unless otherwise agreed in writing by the Local Planning Authority, no building or engineering operations within the site or deliveries to and from the site shall take place other than between 07:30 hours and 18:00 hours Monday to Friday and between 08:30 hours and 14:00 hours on Saturdays, and not at all on Sundays or Bank Holidays.

Reason: In order to protect the amenities of existing residents in accordance with Policy DMG1 of the Ribble Valley Core Strategy.



	11. 
	No external lighting shall be installed on any structure, or elsewhere within the site, without the prior written approval of the Local Planning Authority. Details of any such lighting shall be submitted to and approved in writing by the Local Planning Authority prior to its installation.  Only the duly approved lighting shall be installed on the buildings hereby approved. 

Reason: In order to ensure a satisfactory appearance in the interests of visual amenity and to prevent nuisance arising in accordance with Policy DMG1 of the Ribble Valley Core Strategy.



	12. 
	The chalets hereby approved shall not be let to or occupied by any one person or group of persons for a combined total period exceeding 90 days in any one calendar year and in any event shall not be used as a unit of permanent accommodation or any individual(s) sole place of residence.  A register of all occupants of the accommodation hereby approved shall be maintained at all times and shall be made available for inspection by the Local Planning Authority on request.  For the avoidance of doubt the register shall contain the name and address of the principal occupier together with dates of occupation.

Reason: To ensure that the development remains compatible with the character of the area and the intensity and frequency of usage remains proportionate to the use hereby approved in accordance with Policies DMG1, EC1, DME2, DMB1 and DMB3 of the Ribble Valley Core Strategy.



	13. 
	Notwithstanding the provisions The Town and Country Planning (Use Classes) (Amendment) (England) Order 2015, or any equivalent Order following the revocation and re-enactment thereof (with or without modification), the chalets hereby approved shall only be used as holiday accommodation and for no other purpose, including any other purpose within Use Class C3. 

Reason: For the avoidance of doubt, and to avoid an over-intensive use and to ensure that the development remains compatible with the character of the area and the intensity and frequency of usage remains proportionate to the use hereby approved in accordance with Policies DMG1, EC1, DME2, DMB1 and DMB3 of the Ribble Valley Core Strategy.

P.T.O.

	14. 
	Notwithstanding the provisions The Town and Country Planning (Use Classes) (Amendment) (England) Order 2015, or any equivalent Order following the revocation and re-enactment thereof (with or without modification), 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 a strip of land measuring 2m in width, between the carriageway edge and the relocated hedge, in each direction from the proposed site entrance to the north westerly and south easterly boundaries of the application site, and shall be constructed and maintained at footway/verge level in accordance with a scheme to be agreed by the Local Planning Authority in conjunction with the Highway Authority. 

Reason: To ensure adequate visibility at the street junction or site access in accordance with Ribble Valley Core Strategy Policies DMG1 and DMG3.  



	15. 
	No part of the development hereby approved shall commence until a scheme for the construction of the site access has been submitted to, and approved by, the Local Planning Authority in consultation with the Highway Authority. 

Reason: In order to satisfy the Local Planning Authority and Highway Authority that the final details of the highway scheme/works are acceptable before work commences on site in accordance with Ribble Valley Core Strategy Policies DMG1 and DMG3.  



	16. 
	No part of the development hereby approved shall be brought into use until the approved scheme referred to in Condition 15 has been constructed and completed in accordance with the scheme details. 

Reason: 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 in accordance with Ribble Valley Core Strategy Policies DMG1 and DMG3.  



	17. 
	The car parking and manoeuvring scheme shall be marked out and made available for use in accordance with the details shown on approved plan (PH/KC 200), before the development hereby permitted becomes operative and shall permanently maintained thereafter. 

Reason: In the interests of highway safety and to comply with Policy DMG1 of the Ribble Valley Core Strategy.



	18. 
	The site shall be drained on a separate system with foul water draining into the public sewer and surface water draining in the most sustainable way. 

Reason: In order to reduce the risk of flooding in accordance with Policy DME6 of the Ribble Valley Core Strategy and the National Planning Policy Framework.




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.


	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.


	4. 
	This consent requires the construction, improvement or alteration of an access to the public highway. Under the Highways Act 1980 Section 184 (Vehicle crossings over footways and verges), the County Council as Highway Authority must specify the works to be carried out, only the Highway Authority or a contractor approved by the Highway Authority can carry out these works and therefore before any works can start you must complete the online quotation form found on Lancashire County Council's website using the A-Z search facility for vehicular crossings.


JOHN HEAP

DIRECTOR OF COMMUNITY SERVICES
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