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	DEVELOPMENT PROPOSED:
	Change of use of barn to joinery workshop and dwelling. Use of silage clamp for external storage of wood.  Revised re-submission.

	AT:
	Springside Farm Knotts Lane Tosside Skipton Yorkshire



	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 two years beginning with the date of this permission.

REASON:  In accordance with the requirements of Policies G1 and H16 of the Ribble Valley Districtwide Local Plan in order that the Local Planning Authority shall retain effective control of the development and to ensure the continued structural integrity of the building.



	2. 
	Notwithstanding the provisions of the Town and Country Planning General Permitted Development Order 1995 (or any order revoking or re-enacting that Order) any future extensions, external alterations to the dwelling including any development within the curtilage as defined in Schedule 2 Part 1 Classes A to H shall not be carried out without the formal consent of the Local Planning Authority.

REASON:  In order that the Local Planning Authority shall retain effective control over the development to ensure compliance with Policies G1 and H18 of the Ribble Valley Districtwide Local Plan.



	3. 
	Notwithstanding the provisions of the Town and Country Planning General Permitted Development Order 1995 (or any Order revoking or re-enacting that Order) any future additional structures, hard standing or fences as defined in Schedule 2 Part I Classes E, F and G, and Part II Class A, shall not be carried out without the formal consent of the Local Planning Authority.

REASON: In order that the Local Planning Authority shall retain effective control over the development to ensure compliance with Policies G1 and H18 of the Ribble Valley Districtwide Local Plan.

P.T.O.

	4. 
	Unless otherwise agreed in writing with the Local Planning Authority the development shall be carried out in strict accordance with the recommendations of the bat survey and report submitted with the application dated 26 March 2006.

REASON:  To comply with policies G1 and ENV7 of the Ribble Valley Districtwide Local Plan ensuring that no species/habitat protected by the Wildlife and Countryside Act 1981 are destroyed.



	5. 
	All the external works of the development hereby permitted shall be completed before the expiration of three years from the date of this permission.

REASON:  In order that the Local Planning Authority retains effective control over the development and to ensure that there is no significant deterioration in the condition of the building contrary to Policies G1 and H16 of the Ribble Valley Districtwide Local Plan.



	6. 
	Prior to the commencement of development an inspection regime to operate during the construction process should be agreed in writing with the Local Planning Authority.

REASON: In order to ensure the continued structural integrity of the building to meet the requirements of Policies G1 and H16 of the Ribble Valley Districtwide Local Plan.



	7. 
	This permission shall relate to the proposed conversion in accordance with the structural survey submitted as part of the application and dated 19 August 2004.  Any deviation from the survey may need to be the subject of a further planning application.

REASON:  To comply with Policies G1 and H16 of the Ribble Valley Districtwide Local Plan since the application is for the conversion of the building only.



	8. 
	All doors and windows shall be in timber and retained as such in perpetuity.

REASON:  To comply with Policies G1, H16 and H17 of the Ribble Valley Districtwide Local Plan to ensure a satisfactory standard of appearance in the interests of visual amenity.



	9. 
	All new and replacement door and window head and sills shall be natural stone to match existing.

REASON:  To comply with Policies G1, H16 and H17 of the Ribble Valley Districtwide Local Plan to ensure a satisfactory standard of appearance in the interests of visual amenity.



	10. 
	All new and replacement gutters shall be cast iron or aluminium supported on 'drive in' galvanised gutter brackets.

REASON:  To comply with Policies G1, H16 and H17 of the Ribble Valley Districtwide Local Plan to ensure a satisfactory standard of appearance in the interests of visual amenity.



	11. 
	Notwithstanding the details shown upon the approved plans, the proposed Velux roof lights shall be of the Conservation Type, recessed with a flush fitting, details of which shall be further submitted to and approved by the Local Planning Authority before development commences upon the site.

REASON:  In the interests of visual amenity in order to retain the character of the barn and to comply with Policies G1, H16 and H17 of the Ribble Valley Districtwide Local Plan.

P.T.O.

	12. 
	No development approved by this permission shall be commenced until a scheme for the disposal of foul and surface waters has been approved by the Local Planning Authority.  Such a scheme shall be constructed and completed in accordance with the approved plans.

REASON:  To ensure a satisfactory means of drainage in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.



	13. 
	There shall not be any retail sales from the site and all collection and delivery of goods shall be via the applicant's own vehicle.

REASON:  In accordance with Policy G1 of the Ribble Valley Districtwide Local Plan in order to limit vehicle movements and in the interest of highway safety.



	14. 
	The new access loop shall be surfaced in tarmacadam prior to commencement of development and a scheme of signage of operation of this system shall be agreed in writing by the Local Planning Authority and installed prior to commencement of development and thereafter retained.

REASON:  In accordance with Policy G1 of the Ribble Valley Districtwide Local Plan in order to prevent the dragging of stones back onto the highway in the interest of highway safety.  



	15. 
	The occupation of the dwelling shall be limited to persons employed in the business operating from the remainder of the building.

REASON:  In accordance with the Council's Interim SPG "Housing" and Alteration Review 1st Deposit Edition as the dwelling has been permitted only in recognition of the need for ancillary living accommodation in connection with the primary use of the site for business purposes.  A dwelling in this location would not otherwise have been permitted.



	16. 
	Prior to occupation of the dwelling, all works necessary for the establishment of the joinery enterprise shall have been completed and inspected by the Local Planning Authority.

REASON:  In accordance with the Council's Interim SPG "Housing" and Alteration Review 1st Deposit Edition in order to ensure that the commercial use of the building is implemented as this is a pre-requisite of the justification for the residential occupation.



	17. 
	The employment use hereby approved shall be commenced within one month of the first occupation of the residential accommodation and the applicant must inform the Local Planning Authority in writing when residential occupation commences.

REASON:  In accordance with the Council's Interim SPG "Housing" and Alteration Review 1st Deposit Edition in order to ensure that the commercial use of the building is implemented as this is a pre-requisite of the justification for the residential occupation.



	18. 
	This permission shall relate to the Section 106 Agreement dated 29 May 2007. which details restrictions on future occupancy of the building.

REASON:  For the avoidance of doubt since the proposal has been subject of a legal agreement to limit use of the building.

P.T.O.

	19. 
	Before the use commences or the premises are occupied, the building(s) shall be insulated in accordance with a scheme to be submitted to and approved by the Local Planning Authority.

REASON:  In accordance with Policy G1 of the Ribble Valley Districtwide Local Plan and in the interests of the general amenity of the area and to safeguard, where appropriate, neighbouring residential amenity.



	20. 
	No work shall take place on the site until the applicant, or their agent or successors in title, has secured the making of a detailed record of the building.  This must be carried out by a professionally qualified archaeological/building recording consultant or organisation in accordance with a written scheme of investigation which shall first have been submitted  to and agreed in writing by the Local Planning Authority.

REASON:  To ensure and safeguard the recording and inspection of matters of archaeological/historical importance associated with the building in accordance with Policies G1, ENV14 and ENV15 of the Ribble Valley Districtwide Local Plan.



	21. 
	No development approved by this permission shall be commenced until 

a)
A desk study report has been undertaken which assesses the risk of the potential for on site contamination and ground gases.  If the desk study identifies potential contamination and ground gasses, a detailed site investigation shall be carried out to address the nature, degree and distribution of contamination and ground gases and shall include an identification and assessment of the risk to receptors as defined under the Environmental Protection Act 1990, Part IIA, focusing primarily on risks to human health and controlled waters.  The investigation shall also address the implications of the health and safety of site workers, on nearby occupied building structures, on services and landscaping schemes and on wider environmental receptors including ecological systems and property.  



The sampling and analytical strategy shall be approved by the Local Planning Authority prior to the start of the site investigation survey.  

b)

A remediation statement detailing the recommendations and remedial measures to be implemented within the site has been undertaken.  Such remedial work shall be implemented by the developer prior to occupation of the site. 

c)
On completion of the remedial works, the developer shall submit written confirmation in the form of a site completion report to the Local Planning Authority that all works were completed in accordance with the agreed remediation statement.

REASON: To ensure a safe form of development that poses no unacceptable risk of pollution in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.

P.T.O.




Relevant planning policy

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy H15 - Building Conversions - Location.

Policy H16 - Building Conversions - Building to be Converted.

Policy H17 - Building Conversions - Design Matters.

Policy EMP9 - Conversions for Employment Uses.

Interim SPG “Housing”

Alt 10  - Ribble Valley Districtwide Local Plan Alterations Review 1st Deposit Edition.

Policy 1  General Policy – JLSP.

Policy 5 Development Outside Urban Areas – JLSP.

Policy 12 Housing Provision – JLSP.

Policy 20 Lancashire’s Landscapes – JLSP.

Summary of reasons for approval

The proposal has no significant detrimental impact on nearby residential amenity, nor would it have an adverse visual impact or be to the detriment 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.



	3. 
	Under the terms of the Water Resources Act 1991, the prior written consent of the Agency is normally required for any discharge of sewage or trade effluent into controlled waters, and may be required for any discharge of surface water to such controlled waters or for any discharge of sewage or trade effluent from buildings or fixed plant into or onto ground or into waters which are not controlled waters.  Such consent may be withheld.  (Controlled waters include rivers, streams, groundwater, reservoirs, estuaries and coastal waters).



	4. 
	Only domestic sewerage should be discharged to the private sewerage treatment plant.




STEWART BAILEY
DIRECTOR OF DEVELOPMENT SERVICES
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