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	DEVELOPMENT PROPOSED:
	Erection of new building to provide eight-bedroom holiday accommodation in connection with existing wedding/training venue business.

	AT:
	The Out Barn Clough Bottom Rabbit Lane Bashall Eaves BB7 3JH

	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 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:

BAC/06 Dwg 01

BAC/06 Dwg 02

BAC/06 Dwg 03a (amended plan received 16/01/19)

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

P.T.O.

	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 to ensure use of appropriate materials which are sympathetic to the character of surrounding buildings and the AONB in the interests of visual amenity.



	4. 
	Notwithstanding any description of materials in the application and the requirements of condition 2 of this permission, samples or full details of the specification of all glazing 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. The development shall thereafter be implemented in accordance with the duly approved materials.

Reason: In order to ensure use of appropriate materials which are sympathetic to the character of surrounding buildings and the AONB in the interests of visual amenity.



	5. 
	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: To ensure that there are no adverse effects on the favourable conservation status of birds and to protect the bird population from damaging activities and reduce or remove the impact of development.



	6. 
	Within three months of commencement of development, full details of the provisions to be made for building dependent species of conservation concern, artificial bird nesting boxes and artificial bat roosting sites shall have been submitted to, and approved in writing by the Local Planning Authority. The details shall be submitted on a site plan identifying the number and locations of the boxes to be installed.   

The artificial bird/bat boxes shall be installed in accordance with the agreed details before the accommodation is first brought into use and retained thereafter.

Reason: In the interests of biodiversity and to enhance nesting/roosting opportunities for species of conservation concern.

P.T.O.

	7. 
	Within three months of the date of this permission, details of the type, species, siting, planting distances and programme of planting of the trees and shrubs shown on approved drawing BAC/06 Dwg 03a (amended plan received 16/01/19) shall be submitted to and approved in writing by the Local Planning Authority. The duly approved landscaping scheme shall be planted/carried out within 12 months of the commencement of development and shall be retained as approved thereafter. Any trees and shrubs removed, dying, being severely damaged or becoming seriously diseased within three years of planting shall be replaced by trees or shrubs 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.



	8. 
	Use of the external balcony areas shall be restricted to between the hours of 07:00 - 00:00 on any day. 

Reason: In order to safeguard the amenity of nearby residents.



	9. 
	The accommodation building hereby permitted shall operate and be managed in complete accordance with the details submitted within the "Accommodation Building Management Plan" (received 16/01/19). 

Reason: In order to prevent nuisance arising.



	10. 
	Vehicle access to and from the accommodation building hereby permitted shall accord with the one way system agreed and approved under discharge of condition application 3/2017/0367.  

Reason: To reduce traffic conflict on the adjacent highways and in the interest of highway safety.



	11. 
	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 accommodation building 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.

P.T.O.

	12. 
	The accommodation building hereby permitted shall only be used as ancillary accommodation by persons attending training or wedding events at the adjacent Out Barn building, and shall not be used as permanent accommodation or any individual(s) sole place of residence, or by any persons not attending a training or wedding event at the adjacent Out Barn building.  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:  For the avoidance of doubt and ensure that the use remains compatible with the character of the area and the intensity, frequency and nature of the usage remains commensurate and relevant to the nature of the consent sought.



	13. 
	No external lighting shall be installed on the building hereby approved, or elsewhere on 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. The approved details shall thereafter be fully implemented.

Reason: In order to ensure a satisfactory appearance in the interests of visual amenity and to prevent nuisance arising. 



	14. 
	Foul and surface water shall be drained on separate systems. Surface water shall be drained in accordance with the hierarchy of drainage options in national planning practice guidance. In the event of surface water discharging to public sewer, the rate of discharge shall be restricted to the lowest possible rate which shall be agreed with the statutory undertaker prior to connection to the public sewer.

Reason: To secure proper drainage and to manage the risk of flooding and pollution.



	15. 
	No building or engineering operations within the site or deliveries to and from the site in conjunction with the construction of the building 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 nearby existing residents and in the interest of highway safety




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.
P.T.O.

	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.


	NICOLA HOPKINS
DIRECTOR ECONOMIC DEVELOPMENT & PLANNING
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