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_______________________________________________________________________________________
	DEVELOPMENT PROPOSED:
	Proposed erection of a two-storey detached farm workers dwelling with attached garage and the creation of a garden area and balancing pond. 

	AT:
	Thornley Hall Farm Up Bedlam Road Thornley PR3 2TN

	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 hereby permitted shall be commenced before the expiration of three years from the date of this permission.

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. 
	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 1:1250 Air.1024.3350.01B
Proposed Plans & Elevations Proposed Site Plan, Location Plan Air 1024_3350_02D
Proposed Site Sections Air.1024.3350.03A
Proposed Levels 23336-DR-C-0600 P2
Proposed Drainage Strategy 23336-DR-C-0100 P3

Reason: For the avoidance of doubt since the proposal was the subject of agreed amendments and to clarify which plans are relevant to the consent.


P.T.O.

	3. 
	Notwithstanding the submitted details, precise specifications or samples of all external surfaces, including surfacing materials and their extents, of the development hereby permitted shall have been submitted to and approved by the Local Planning Authority before their use in the proposed development.  The approved materials shall be implemented within the development in strict accordance with the approved details.

Reason: In order for the Local Planning Authority may ensure that the materials to be used are appropriate to the locality and respond positively to the inherent character of the area.


	4. 
	The occupation of the dwelling known as Thornley Hall Farm, identified within the blue edge on the approved Site Location Plan, shall be limited to a person solely or mainly employed, or last employed in the locality in agriculture or forestry or a widow/widower of such a person and to any resident dependants of such persons.

Reason:  For the avoidance of doubt as permission has been granted for a second dwelling on the basis of its occupation by an essential rural worker in a location where a dwelling for general occupation would not normally be permitted.


	5. 
	The occupation of the dwelling hereby approved, identified within the red edge on the approved Site Location Plan, shall be limited to a person solely or mainly employed or last employed in the locality in agriculture or forestry or a widow/widower of such a person and to any resident dependents of such persons.

Reason:  For the avoidance of doubt as permission has been granted for the dwelling on the basis of its occupation by an essential rural worker in a location where a dwelling for general occupation would not normally be permitted.


	6. 
	Notwithstanding the provisions of the Town and Country Planning General Permitted Development Order 2015 (or any order revoking or re-enacting that Order) any works for the erection, extension or alterations as defined in Schedule 2 Part 1 Class A, B, C, D, E, F, G and H shall not be carried out without prior written consent of the Local Planning Authority.

No windows/doors/rooflights of other openings other than those expressly authorised by this permission shall be inserted at any time.
	
Reason:  In order that the Local Planning Authority may retain effective control over the development within the Forest of Bowland National Landscape.


	7. 
	The garage hereby approved shall be kept available for the parking of vehicles ancillary to the enjoyment of the household and shall not be used for any use that would preclude the ability for their use for the parking of private motor vehicles or bicycles, whether or not permitted by the provisions of the Town and Country Planning (General Permitted Development) Order 2015 or any order amending or revoking and re-enacting that order.

Reason: To ensure that adequate parking provision is retained on site and in order to limit the visual impact on the area.
P.T.O.

	8. 
	Foul and surface water shall be drained in strict accordance with the submitted Drainage Strategy 23336-DR-C-0100 P3 and shall be fully implemented prior to first occupation of the dwelling hereby approved.

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


	9. 
	The development hereby permitted shall not be commenced until details of the landscaping of the site, including retention of existing trees and details of replacement hedgerow to mitigate for that removed, have been submitted to, and approved in writing by, the Local Planning Authority.  The scheme shall indicate, as appropriate, the types and numbers of trees and shrubs, their distribution on site, those areas to be seeded, turfed, paved or hard landscaped, including details of replacement hedgerow and details of any proposed fencing and boundary treatments.  

The approved landscaping scheme shall be implemented in the first planting season prior to commencement of the development unless otherwise agreed by the Local Planning Authority, whether in whole or part and shall be maintained thereafter for a period of not less than 5 years to the satisfaction of the Local Planning Authority.  This maintenance shall include the replacement of any tree or shrub which is removed, or dies, or is seriously damaged, or becomes seriously diseased, by a species of similar size to those originally planted.

Reason:  To ensure an appropriate setting for this new build agricultural workers dwelling within the Forest of Bowland National Landscape.


	10. 
	Prior to occupation of the dwellinghouse hereby approved, provision shall be made for the installation of two artificial bird nesting boxes/artificial bat roosting boxes.

The artificial bird/bat boxes shall be made available for use before the dwelling hereby approved is first occupied and thereafter retained.

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


	11. 
	No removal of vegetation including trees or hedges shall be undertaken within the nesting bird season (1st March – 31st August inclusive) unless a pre-clearance check on the day of removal, by a licenced ecologist, confirms the absence of nesting birds. A letter from the ecologist confirming the absence of nesting birds shall be submitted to the Council within one month of the pre-clearance check being undertaken.  

Any removal of vegetation outside the nesting bird season shall be preceded by a pre-clearance check by a licensed ecologist on the day of removal to ensure that removal does not result in unacceptable impacts upon nesting birds or other species of conservation concern.

Reason: To ensure that there are no adverse effects on the favourable conservation status of birds, to protect the bird population and species of importance and conservation concern from the potential impacts of the development.
P.T.O.

	12. 
	Prior to their installation details of a scheme for any external building or ground mounted lighting/illumination, shall have been submitted to and approved in writing by the Local Planning Authority. 

For the avoidance of doubt the submitted details shall include luminance levels and demonstrate how any proposed external lighting has been designed and located to avoid excessive light spill/pollution and shall include details to demonstrate how artificial illumination of important wildlife habitats is minimised/mitigated.

The lighting schemes(s) shall be implemented in strict accordance with the approved details prior to the occupation of the dwelling hereby approved and retained as approved.

Reason: To enable the Local Planning Authority to exercise control over development which could prove materially harmful the character and visual amenities of the immediate area and to minimise/mitigate the potential impacts upon protected species resultant from the development.


	13. 
	No part of the development hereby approved shall be occupied until the access arrangements shown on GHA drawing number Air.1024.3350.02D have been implemented in full.

Reason: To ensure that vehicles entering and leaving the site may pass each other clear of the highway, in a slow and controlled manner, in the interests of highway safety.


	14. 
	No part of the development hereby approved shall be occupied until vehicular visibility splays of 2.4m x 85m eastbound and 2.4m x 81m westbound have been provided at the site access. The visibility splays shall thereafter be maintained free from obstruction at all times thereafter for the lifetime of the development.

Reason: To afford adequate visibility between highway users at the site access in the interests of highway safety.


	15. 
	The access, parking and associated turning areas shown on plan Air.1024.3350.02D hereby approved shall be surfaced, drained and made available in accordance with the approved plan 23336-DR-C-0100 P3 prior to the occupation of the dwelling; the parking and turning facilities shall thereafter be permanently retained for that purpose (notwithstanding the Town and Country Planning (General Permitted Development) Order 2015).

Reason: In the interests of visual amenity and to facilitate adequate vehicle parking and turning facilities to serve the site together with appropriate drainage for the site.


	16. 
	Prior to first occupation of the dwelling hereby approved an electric vehicle charging point shall be installed with a minimum power rating output of 7Kw fitted with a universal socket that can charge all types of electric vehicles.

Reason: In the interests of supporting sustainable travel.
 P.T.O.

	17. 
	The curtilage of the dwellinghouse hereby approved shall be as indicated on Proposed Site Plan Air.1024.3350.02D and must not be extended beyond that area.

Reason: In order to restrict the extent of the development within the open countryside/Forest of Bowland National Landscape.



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.


4.
	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.
This Decision Notice should be read in conjunction with the officer’s report which is available to view on the website.

	5.
		[bookmark: InformativeText]The grant of planning permission will require the applicant to enter into an appropriate legal agreement (Section 27B), with Lancashire County Council as Highway Authority prior to the start of any development. The applicant should be advised to contact the county council for further information by telephoning tie Development Support Section on 0300 123 6780 or email developeras@lancashire.gov.uk, in the first instance to ascertain the details of such an agreement and the information to be provided, quoting the location, district and relevant planning application reference number.






	Nicola Hopkins
NICOLA HOPKINS
DIRECTOR OF ECONOMIC DEVELOPMENT AND PLANNING





Notes

Right of Appeal 

If you are aggrieved by the decision of your local planning authority to refuse permission for the proposed development or to grant it subject to conditions, then you can appeal to the Secretary of State under section 78 of the Town and Country Planning Act 1990. 
· If you want to appeal against your local planning authority’s decision then you must do so within 6 months of the date of this notice. 
· If this is a decision to refuse planning permission, or approve with conditions, a householder application, if you want to appeal against your local planning authority’s decision then you must do so within 12 weeks of the date of this notice. 
· If this is a decision to refuse planning permission, or approve with conditions, a minor commercial application, if you want to appeal against your local planning authority’s decision then you must do so within 12 weeks of the date of this notice. 

Appeals can be made online at: https://www.gov.uk/appeal-planning-decision . If it is a householder appeal it can be made online at:  https://www.gov.uk/appeal-householder-planning-decision . If you are unable to access the online appeal form, please contact the Planning Inspectorate to obtain a paper copy of the appeal form on tel: 0303 444 5000. The Secretary of State can allow a longer period for giving notice of an appeal but will not normally be prepared to use this power unless there are special circumstances which excuse the delay in giving notice of appeal. The Secretary of State need not consider an appeal if it seems to the Secretary of State that the local planning authority could not have granted planning permission for the proposed development or could not have granted it without the conditions they imposed, having regard to the statutory requirements, to the provisions of any development order and to any directions given under a development order. If an enforcement notice is served relating to the same or substantially the same land and development as in your application and if you want to appeal against your local planning authority’s decision on your application, then you must do so within: 28 days of the date of service of the enforcement notice, or within 6 months [12 weeks in the case of a householder appeal] of the date of this notice, whichever period expires earlier. In certain circumstances, a claim may be made against the local planning authority for compensation, where permission is refused or granted subject to conditions by the Secretary of State on appeal or on a reference of the application to him. The circumstances in which such compensation is payable are set out in section 114 of the Town and Country Planning Act 1990. 

Purchase Notices 
If permission to develop land is refused or granted subject to conditions, whether by the local planning authority or by the Secretary of State for the Environment and the owner of the land claims that the land has become incapable of reasonably beneficial use in its existing state and cannot be rendered capable of reasonably beneficial use by the carrying out of any development which has been or would be permitted, they may serve on the Council of the county borough or county district in which the land is situated a purchase notice requiring that Council to purchase their interest in the land in accordance with the provisions of Part VI of the Town and Country Planning Act 1990. 





2
