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3/2018/0396
GRID REF: SD  377329      449543
DEVELOPMENT DESCRIPTION:

DEMOLITION OF AN EXISTING POTTING SHED AND COVERED SALES AREA, TO BE REPLACED WITH A GLASSHOUSE AND LINKING ACCESS TO THE EXISTING GARDEN KITCHEN.  CONSTRUCTION OF A TWO STOREY DEMONSTRATION UNIT WITH OFFICES AND TOILETS.  THE CONSTRUCTION OF A COVERED TERRACE AREA ADJACENT TO THE KITCHEN GARDEN.  CONSTRUCTION OF A TRAINING/CLASSROOM.  COVERED WALKWAYS AT HOLDEN CLOUGH NURSERY, BOLTON BY BOWLAND
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CONSULTEE RESPONSES/ REPRESENTATIONS MADE:

PARISH COUNCIL:
Object to the application on the following grounds:
· Scale of the development, significant increase in floorspace;

· Additional traffic, car parking and road safety;

· No additional parking is provided for customers or staff;

· Lack of public transport;

· Impact on residents through noise, lack of privacy and light;

· Extensions will be visually obtrusive;

· The limit in number of covers requested by LCC Highways cannot be assured;
· Lack of clarity in respect of proposed and future uses;
· Hours of operation not specified;

ENVIRONMENT DIRECTORATE (COUNTY SURVEYOR):

The car parking provision at the site is within the Council’s guidelines and should be adequate for the business. The application states that the number of covers for the restaurant would not be increased and in order to ensure this is the case an appropriate condition should be attached. 

In summary LCC Highways raised no objection to the application, subject to conditions.
LLFA: 

No comments to make

AONB OFFICER:

No objection or concern in relation to this application.

ADDITIONAL REPRESENTATIONS:

In addition to the comments made by the Parish Council, 15 letters of objection have been received with the following comments raised:
· The applicant has been misleading with some of the statements in the submission, particularly in relation to comments attributed to residents;

· Massive scale of development – increasing built area by almost 500%;

· Out of proportion with the size of the Hamlet of Holden;

· The infrastructure of Holden struggles to accommodate the existing business without these extensions;

· Increase in number of visitors/customers;

· Application seeks more space than what is required raising questions over future use (ie. potential for functions and weddings);

· Hours of use should be restricted;

· Existing parking is inadequate and proposal will only worsen the situation; 

· Vagueness in respect of the training room;

· Visual impact;

· Loss of views;

· No reference to external lighting;

· No information in respect of external plant equipment;

· Noise disturbance from site and traffic;

· Unproven need for the development;

· No business plan has been provided;

· No benefit to the community;

· Not compliant with Council Policies;

· Damaging impact on AONB;

· Unsustainable location;

· Applicant did not consult fully with residents;

· Lack of time for residents to comment on this application;

· Lack of passing points along highway;

· Vehicles damage drystone walls and verges;

· More people/residents will be negatively affected by the proposal than those who will benefit (staff);

· Planning permission should be granted on a phased basis so the LPA can witness the issues arising from the extensions;

· The applicant has not listened to concerns of residents;

· No timetable for when these buildings would be erected;  
· The applicant is not telling the truth with regard to their intentions for the use of the extensions;

· The ecology report requires further survey work to be undertaken;

Three letters of support have been received in relation to his proposal, the points raised in these letters are summarised below: 
· This site has become a centre of excellence for the horticultural industry; 
· The Council should recognise and support a thriving rural business;

· Holden was a traditional farming village consisting of two farms and a plant nursery, with noise and smells part of everyday life; 

· This area has changed to residential because of former agricultural buildings being converted to dwellings;

· Employment benefits;

· Attracts visitors;

· Valuable asset to the village;

· The applicant often gives vouchers for local events/fundraisers;

· Use of living roofs and other sustainable materials will look attractive;

· The business currently operates with minimal interference to residents;

· Traffic on the road seems to be dominated by mountain bikers visiting Gisburn forest as much as Holden Clough Nursery;    

1.
Site Description and Surrounding Area

1.1 
The application relates to Holden Clough Nursery in Holden (Bolton–by-Bowland). The nursery consists of a restaurant/café known as The Kitchen Garden, as well as the more traditional use selling plants and flowers. Within the curtilage of Holden Clough Nursery is the main café/restaurant building, a number of nursery buildings and poly tunnels used in conjunction with the plant sales, and a residential bungalow, known as the Croft, which is within the ownership of the applicant. The premise also has a relatively large car parking area to the front and side of the buildings, meaning that the buildings are all set back significantly from the highway. 

1.2
To the east is Holden Beck and the neighbouring residential dwelling at Mear Croft. To the west is the dwelling known as Springfield and to the rear (north) are open fields. To the south is the highway of Barret Hill Brow and on the opposite side of this are the dwellings at Broxup House, Broxup Cottage and Broxup Barn. Broxup  House and Cottage are Grade II Listed Buildings. The application site is also located within the AONB.

1.3
Holden Clough Nursery attracts many visitors from the Ribble Valley and beyond, with the majority of plants grown at the nursery. The Garden Kitchen is a popular restaurant offering a range of local produce prepared on site. The applicant states that business currently employs 12 full and part time workers.  

2.
Proposed Development for which consent is sought
2.1
The application seeks consent for various extensions to the existing building, as well as the erection of new buildings on site, involving the demolition of the existing plotting shed.  

2.2
In respect of the extensions to the existing building these include the following works: 

· Single storey front and side (east) wrap around extension to be used as the kitchen and for storage:
· Decking area to side (east) and rear with conservatory style building above to be used as dining area;

· Single storey side (west) extension to be used as a seed shop with covered area attached to rear;

· Large greenhouse extension attached to side of proposed seed shop to the west of the main building. The greenhouse would have a solid front wall elevation facing south with an oak framed canopy over the main entrance;

2.3
The application includes the erection of a detached two storey building to be sited to the east of the proposed new greenhouse. The ground floor of this building would be used as a demonstration area, potting shed and store room, with toilet facilities. The first floor would be used as a general office and manager’s office. Whilst detached from the main building and greenhouse, a covered area would link this new two storey building to the main building/greenhouse. 

2.4
To the north of the main building the proposal includes the erection of a single storey detached training room building.

2.5
With regard to hours of operation the applicant has stated that the café and shop will continue to operate 09:00 – 18:30 seven days a week and that the proposed training centre building will operate from 09:00 – 21:30 on a pre-booked basis only. 

2.6
The application does not propose any alterations to the existing access or external car parking areas at the site.  
3.
Relevant Planning History
3/2017/0517 - Proposed two storey extension to existing cafe kitchen – approved
3/2016/0078 - Application to vary condition (s) 3 (cafe opening hours) and 4 (lecture room opening hours) of planning permission 3/2011/0838 to allow the business to operate until 23:00 hours on one occasion per week – withdrawn
3/2014/0257 – Proposed single storey extension to the kitchen with additional ancillary accommodation in the roof space, and relocation of "means of escape" steps – approved 

3/2013/0733 - Proposed single storey extension to the kitchen with additional accommodation in the roof space and relocation of 'means of escape' step – withdrawn 

3/2013/0091 – Proposed extended car park area – approved

3/2011/0838 - Proposed creation of a new cafe, training room and nursery shop at the existing Holden Clough Nursery. The building will be constructed of traditional materials including stone walls and slate roof. The South facing roof will incorporate six solar panels. The aim is to produce a sustainable building with minimal visual impact - approved

4.
Relevant Policies

Ribble Valley Core Strategy

Key Statement DS1 – Development Strategy

Key Statement DS2 – Sustainable Development

Key Statement EN2 – Landscape 

Key Statement EN3 – Sustainable Development and Climate Change 

Key Statement EN4 – Biodiversity and Geodiversity 

Key Statement EC1 – Business and Employment Development 

Key Statement EC3 – Visitor Economy

Key Statement DMI2 – Transport Considerations

Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations

Policy DMG3 – Transport & Mobility

Policy DME2 – Landscape & Townscape Protection

Policy DME3 – Site and Species Protection and Conservation

Policy DME5 – Renewable Energy

Policy DME6 – Water Management

Policy DMB1 – Supporting Business Growth and the Local Economy

Policy DMB3 – Recreation and Tourism Development

Policy DMR3 – Retail Outside the Main Settlements

National Planning Policy Framework (NPPF)

National Planning Practice Guidance (NPPG)

5.
Assessment of Proposed Development
5.1
Principle of Development:

5.1.1
The application seeks consent to carry out various extensions and alterations to an existing business at Holden Clough Nursery. The site is considered to be a visitor/tourist attraction for people both within and outside of the borough and thus Core Strategy Key Statement EC3 is relevant.  
5.1.2
Key Statement EC3 relates specifically to the visitor economy stating that proposals that contribute to and strengthen the visitor economy of Ribble Valley will be encouraged and that new attractions will be supported in circumstances where they will deliver overall improvements to the environment and benefits to local communities and employment opportunities. The proposed development would expand the facilities on offer at this site by providing more retail space and a demonstration area, which would contribute to the tourism economy in accordance with Key Statement EC3.

5.1.3
The application site is located in the open countryside and also within the Forest of Bowland AONB. Core Strategy Policy DMG2 requires development outside of defined settlement areas to meet at least one of six considerations, one of which is the following:

4. The development is for small scale tourism or recreational developments appropriate to a rural area.

5.1.4
The proposed development would represent a significant increase in the built development on site, but would not result in the boundaries of the site being expanded into the open countryside. As such it is considered that an intensification of use on an established commercial site is small scale and of a type that is appropriate to this rural area and consequently complies with the above criterion contained with DMG2. 

5.1.5
Policy DMB3 relates specifically to recreation and tourism development in the Borough. Tourism and visitor attractions are generally supported subject to the following criteria being met:

i. The proposal must not conflict with other policies of this plan;

ii. The proposal must be physically well related to an existing main settlement or village or to an existing group of buildings, except where the proposed facilities are required in conjunction with a particular countryside attraction and there are no suitable existing buildings or developed sites available;

iii. The development should not undermine the character, quality or visual amenities of the plan area by virtue of its scale, siting, materials or design;

iv. The proposals should be well related to the existing highway network. It should not generate additional traffic movements of a scale and type likely to cause undue problems or disturbance. Where possible the proposals should be well related to the public transport network;

v. The site should be large enough to accommodate the necessary car parking, service areas and appropriate landscaped areas; and

vi. The proposal must take into account any nature conservation impacts using suitable survey information and where possible seek to incorporate any important existing associations within the development. Failing this then adequate mitigation will be sought.

5.1.6
With regard to the above, the application site is within the settlement of Holden and thus is physically well related to an existing group of buildings. The visual impacts of the proposed development, are considered in the “visual amenity/external appearance” section of this report. Similarly, the highway implications and the nature conservation issues are also discussed in more detail later within this report. The principle of expanding an existing tourism/visitor attraction is therefore considered to be acceptable in this location.        

5.1.7
Additionally, Policy DMB1 (Supporting Business Growth and the Local Economy) states that “Proposals that are intended to support business growth and the local economy will be supported in principle.” The application is not accompanied by a financial justification or specific business case, however the Design and Assessment Statement does detail how the existing business/trade is seasonal and the proposed re-development of the site would provide the opportunity to create a business that will maintain income across the year. The applicant aims to achieve this by making use of their horticultural expertise and creating an attractive centre for plant sales with classroom and demonstration areas to provide specialist lectures. The applicant states that the aim is to attract more visitors to the site which in turn has a positive impact on the wider economy (pubs, shops, accommodation providers, food suppliers etc…)  

5.1.8 
In view of the above, as a broad principle the Council seeks to encourage the expansion of existing businesses and the local economy and thus the principle of the development is considered to be acceptable, subject to compliance with other relevant policies within the Core Strategy. 

5.2
Impact upon Residential Amenity:

5.2.1
The application proposes various extensions to the front, sides and rear of the existing building, as well as new detached buildings within the existing site. At present the nearest residential dwelling to the existing building is the property at The Croft, however this is owned by the applicant and forms part of the application site. Outside of the ownership of Holden Clough Nursery, the nearest dwellings are the properties at Mear Croft (to the east), Broxup Barn and Broxup House (to the south) and Springfield (to the west).   

5.2.2
With regard to overlooking, loss of privacy and daylight, at the nearest point the extended building, or new detached buildings to be erected, would be sited more than 30m from the nearest neighbouring dwelling and at such distances it is  considered that the proposed extensions, or new detached buildings, would not have any undue visual impact upon neighbouring amenity. To put this in perspective the LPA expect a separation distance of 13m to be between principal and secondary elevations, and 21m between principal elevations when assessing the relationship between residential properties. The proposed development being more than 30m from the nearest neighbouring property would significantly exceed this guidance and measuring 8.7m at the highest point the proposed extensions/detached building would be equivalent in height to a two storey dwelling.       
5.2.3
In respect of noise and disturbance, the proposed development would continue the existing use of the site as a garden centre selling plants and garden equipment, with a café/restaurant. The proposal also includes the erection of a detached building to be used as a demonstration area at ground floor, with an office above, and this use is not considered to be different to the existing/established use of the site. 

5.2.4
The application also includes the erection of a separate detached single storey outbuilding to be used as a training room. The existing business currently has a training/lecture room within the existing building however, this area will now be used as additional floor space for the sale of garden related items. 

5.2.5
Objectors have raised concerns in respect of the hours of operation and potential alternative uses of the site/buildings. The applicant has clarified the use of the buildings, stating that the proposal would result in an increase in area to be used for the sale of plants/garden equipment, with the addition of a demonstration area and new office. The applicant has confirmed that the proposal would not result in an increase in the number of covers within the restaurant and café. At present there are 100 covers within the restaurant and a condition has been attached to ensure that this number is not exceeded. The applicant has also confirmed that the site will not be used for weddings and functions, other than training lectures and demonstrations within the areas detailed on the submitted plans. 

5.2.6
In respect of opening hours, the applicant has confirmed that the business will operate as it currently does with the shop/restaurant opening 09:00 – 18:30 seven days a week and the detached training building used between 09:00 – 21:30 on pre-booked occasions. Conditions have been attached to ensure the hours of operation. The Council’s Environmental Health Officer has considered that application and visited the site and raised no objection to the proposal. 

5.2.7
The objectors have raised concerns in respect of noise from any extraction or plant machinery, and external lighting. The application as submitted does not include details of any new extraction equipment or external lighting and therefore conditions have been attached to ensure that details of any such apparatus is submitted for the written approval of the LPA prior to installation on site. 

5.2.8
In view of the above it is considered that the relationship the proposed development would share with neighbouring properties is acceptable in accordance with paragraph 17 of the NPPF which seeks to ensure that all new development provides “a good standard of amenity for all existing and future occupants of land and buildings” and Core Strategy Policy DMG1 which states that new development must:

· not adversely affect the amenities of the surrounding area;
· provide adequate day lighting and privacy distances. 

5.3
Visual Amenity/External Appearance:
5.3.1
The application site is located within the Forest of Bowland Area of Outstanding Natural Beauty (AONB), and therefore the impact of the proposal on the visual quality of the AONB must be considered. Paragraph 115 of the NPPF considers the potential impact of development within an AONB and notes that ‘Great weight should be given to conserving landscape and scenic beauty in National Parks, the Broads and Areas of Outstanding Natural Beauty, which have the highest status of protection in relation to landscape and scenic beauty.  The conservation of wildlife and cultural heritage are important considerations in all these areas, and should be given great weight in National Parks and the Broads.’
5.3.2
Paragraph 58 of the NPPF encourages good design by stipulating that planning policies and decisions should aim to ensure that developments:

· will function well and add to the overall quality of the area, not just for the short term but over the lifetime of the development;

· establish a strong sense of place, using streetscapes and buildings to create attractive and comfortable places to live, work and visit; 

· respond to local character and history, and reflect the identity of local surroundings and materials, while not preventing or discouraging appropriate innovation; 

5.3.3
Key Statement EN2 (Landscape) states “The landscape and character of the Forrest of Bowland Area of Outstanding Natural Beauty will be protected, conserved and enhanced. Any development will need to contribute to the conservation of the natural beauty of the area…As a principle the Council will expect development to be in keeping with the character of the landscape, reflecting local distinctiveness, vernacular style, scale, style, features and building materials” and Policy DMG1 requires development to be of a high standard of design and be sympathetic to existing and proposed land uses in terms of size, intensity and nature. 

5.3.4
The Forest of Bowland AONB Landscape Character Area Appraisal categorises this specific area as an Undulating Lowland Farmland with Wooded Brooks, which are generally characterised by scatter cottages and clustered villages, with pasture fields which are deeply incised by wooded troughs and gorges. The application site is located the village of Holden, adjacent to a wooded brook of Holden Beck, and the Landscape Character Appraisal states that the access road and village of Holden is a recognisable landscape feature which contributes to sense of place and orientation. 

5.3.5
The application seeks to significantly expand the built development/floorspace (by almost 500%) however this is not in its own a justifiable reason to refuse a planning application on visual grounds, as there must also be clear harm to the landscape character of the area. 

5.3.6
The proposed single storey wraparound extension at the front and side (east) of the existing building would bring the built development closer to the existing highway at the front by approximately 3m. The existing building is currently set back approximately 27m from the highway and thus after this wraparound extension has been constructed the building would still be situated more than 23m from the highway, with the car parking area and vegetation in between. In addition, permission was recently granted for an extension projecting some 7m out from the front elevation of the building and thus the principle of extending forward has been established. In respect of design the proposed front extension would have a simple lean to roof and be finished in render and the wraparound conservatory to the side and rear would be well screened from public view. As would the detached training room at the rear of the site.    

5.3.7
The application proposes a single storey side extension (seed shop) to the west of the existing building and this would simply continue the pitched roof design of the existing building. Adjoining this would be the large greenhouse used for the growing and storage of plants and in order to reduce the visual impact of the greenhouse the front elevation would be constructed in stone with a oak framed portico to give the appearance of the building. The side and rear elevations of the greenhouse would be glazed, however when approaching from the east (as most visitors would) these elevations would not be visible. It is only when approaching or viewed from the west that the western side elevation of the greenhouse would be visible. Notwithstanding this, the application site has a long established use as a garden centre within a rural setting and thus the erection of a greenhouse style building is not considered to be uncharacteristic.    

5.3.8
To the west of proposed greenhouse the application proposes a detached two storey building to be used as a demonstration area and potting shed at ground  floor (with toilet facilities) and an office at first floor. This building would be 8.7 high to the ridge (similar height to a traditional two-storey dwelling), making it the tallest building on this site. The detached building would be constructed in timber cladding with a sedum/turfed roof, and would be set at the rear of the site, some 35m back from the highway at the front and thus its visual impact and prominence is considered to be limited. A canopy area, with a sedum roof, would connect this building to the proposed greenhouse. 

5.3.9
In summary, the application would result in a significant increase in the built development on this site, which in turn would alter the visual appearance of existing nursery. However, as detailed above this in itself is not a justifiable reason to refuse the application and some form of visual harm must be identified. In this respect all the extensions are of a design expected at a garden nursery such as this and are set back significantly from the highway, thus meaning there visual impact is not overtly harmful. Furthermore, the majority of properties on Barret Hill Brow are sited forward of the application building and therefore closer to the highway than the proposed extension. As such the prominence and impact of the proposal on the street scene, character of the area, and the AONB is minimal. The AONB Officer has been consulted on the application and commented that they have no concern in respect of this proposal. 

5.3.10
In view of the above, it is considered that the proposed developments, would be sympathetic and in keeping with the surrounding landscape and buildings in accordance with Key Statement EN/2 and Policy DMG1 of the Core Strategy. 

5.3.11
On the opposite side of Barret Hill Brow are the listed buildings at Broxup House and Broxup Cottage, however with a separation distance (approx. 38m at nearest point) and the significant setback within the application site, it is not considered that the proposed developments would have any negative impact upon their setting in accordance with Policy DME4. 

5.3.12
In view of the above, it is considered that the proposed developments, would be sympathetic and in keeping with the surrounding landscape and buildings in accordance with Key Statement EN/2 and Policy DMG1 of the Core Strategy. 

  5.4
Highway Safety and Accessibility:

5.4.1
Despite the comments received from the Parish Council and a number of objectors, the LCC Highway Officer has raised no objection to this application or concerns in relation to the levels of car parking provision at the site. However in order to ensure that level of car parking provided meets required levels the Highway Officer has requested a condition be attached to any approval  to ensure that the number of covers for the restaurant would not be increased from 100.
5.4.2
Other conditions recommended by the Highway Officer include wheel washing facilities on site and the submission of a Construction Management Plan.   

5.5
Landscape/Ecology:

5.5.1
As the proposal involves the demolition of a number of outbuildings, and alterations to the existing main building, the application was accompanied by a bat survey. This survey did not find any bats on site, but did find evidence of bats on the exterior of the buildings and beneath features with potential for roosting bats. The report therefore recommended that further survey works be undertaken during the active bat season. 

5.5.2
The applicant has commissioned these further surveys and the results of the additional surveys have been provided. The updated surveys found two bat roosts within the Tearoom, one on the north facing elevation and one on the west facing elevation. These elevations would not be impacted by the proposal and thus the survey concludes that a Natural England License is not required. The Council’s Countryside Officer has reviewed this updated survey and raises no objection, subject to conditions which require the development to be carried out in accordance with the mitigation measures detailed within the updated report and that the proposed development includes the provision of new bat/bird boxes within to improve/enhance biodiversity.       
5.5.3
The original ecology survey also found a blue tit nest on the Tearoom building and evidence of a nest on the potting shed. It is therefore recommended that works do not take place within nesting season (February to August). The report found no evidence of any other protected species on site.   

5.6
Flood Risk and Drainage:

5.6.1
Given its location adjacent to Holden Beck, a section of the site is located within Floodzone 2 & 3, however no extensions or new detached buildings would be sited within the Floodzone.    

5.7
Other issues:

5.7.1
Objectors have commented that the extensions should be considered on a phased basis so the impact can be gradually assessed and that no timetable for works has been provided. In respect of the phasing of the development, the application has to be determined as submitted and in any case it is not considered that the level of works are so significant as to require a phased development. In terms time table for works, if approved, the applicant would have the standard three years to commence development.

5.7.2
The objectors have also commented that the applicant has not positively engaged with the local community and residents prior to submission of this application. In response to this, whilst the Council would always recommend community engagement prior to submission, there is no requirement for the applicant to do so. Nevertheless, it is the LPA’s understanding that the applicant held a meeting and invited interested parties to view the proposed plans prior to the submission of this application. As the LPA did not attend this meeting it cannot comment on its content or the outcome.      

6.
Observations/Consideration of Matters Raised/Conclusion
6.1
Considering all of the above and having regard to all material considerations and matters raised, the proposed extensions and alterations to an established business would share an acceptable relationship with the surrounding area in terms of both residential and visual amenity, and subsequently the application is recommended for approval, subject to conditions.

RECOMMENDATION: That the application be APPROVED subject to the imposition of the following condition(s):

Time limit

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. 

Details

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:

Site Location Plan
001 Rev B (amended plan received 06/07/18)

002 Rev C (amended plan received 06/07/18)

003 Rev B (amended plan received 29/05/18)


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

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 extensions and buildings 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.

Amenity
4.
The use of the cafe and shop in accordance with this permission shall be restricted to the hours between 09:00 and 18:30 on any day.


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.
The approved training room building (as identified as such on approved drawing 003 Rev B – amended plan received 29/05/18) in accordance with this permission shall be used on a pre-booked basis only and shall be restricted to the hours between 09:00 and 21:30 on any day.


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

6.
No external lighting shall be installed on any building or extension hereby approved, 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.

7.
No external plant machinery/equipment, including any extraction system, refrigeration units, air conditioning units, shall be installed on the building hereby approved until full details/specifications (including details of their position, appearance, noise levels and model numbers used) have first been submitted to and approved in writing by the Local Planning Authority. Any external equipment shall be installed in complete accordance with the approved details and maintained to ensure optimum operation. 

REASON: To ensure that the development hereby permitted is not detrimental to the amenity of the surrounding area by reason of undue noise emission and/or unacceptable disturbance in accordance with Policy DMG1 of the Ribble Valley Core Strategy.
8.
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 08:00 hours and 18:00 hours Monday to Friday and between 09:00 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.

Highways
9.
Unless otherwise agreed in writing with the Local Planning Authority, the C3 use (café/restaurant) of the site, including both internal and external facilities, shall be restricted to a total of 100 covers. 

REASON:  To ensure a balance is maintained between floor space and car parking provision in accordance with Policies DMG1 and DMG3 of the Core Strategy.

10.
For the full period of construction, facilities shall be available on site for the cleaning of the wheels of vehicles leaving the site and such equipment shall be used as necessary to prevent mud and stones being carried onto the highway. The roads adjacent to the site shall be mechanically swept as required during the full construction period. 

REASON: To prevent stones and mud being carried onto the public highway to the detriment of road safety in accordance with Ribble Valley Core Strategy Policies DMG1 and DMG3.  

11.
Prior to work commencing on site a Construction Management Plan (CMP) shall be submitted for the written approval of the Local Planning Authority. The CMP should highlight how delivery and construction vehicles will access the site, how construction vehicles will be managed and where workers on the site will park during construction.

REASON: To protect existing road users in the interest of highway safety in accordance with Ribble Valley Core Strategy Policies DMG1 and DMG3. 

Ecology
12.
The development hereby approved shall not commence during the bird breeding season (February - August inclusive) unless an ecological survey has first been submitted to and approved in writing by the Local Planning Authority which demonstrates that the site is not utilised for bird nesting. Should the survey reveal the presence of any nesting species, then no development 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.

13.
Within three months of development first taking place on site, 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 be installed and made available for use before the extensions/buildings 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.

14.
The development hereby approved shall be carried out in complete accordance with the “Recommendations and Mitigation” measures as detailed recommended within Section 9 of the submitted Bat Survey undertaken by envirotech ref: 4669 received 13/07/18. 


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.

Drainage

15.
The site shall be drained via separate systems for the disposal of foul and surface water.


REASON: To secure a satisfactory system of drainage and to prevent pollution of the water environment in accordance with Policy DME6 of the Ribble Valley Core Strategy.

BACKGROUND PAPERS   

https://www.ribblevalley.gov.uk/site/scripts/planx_details.php?appNumber=3%2F2018%2F0396
