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	DEVELOPMENT PROPOSED:
	Conversion of a stone barn to form a single holiday cottage.

	AT:
	Crag House Fish House Lane Chipping Lancashire

	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 pursuant to Section 91 of the Town and Country Planning Act 1990.



	2. 
	The unit of accommodation shall not be let to or occupied by any one person or group of persons for a continuous period of longer than 3 months in any one year and in any event shall not be used as a permanent accommodation. A register of such lettings shall be kept and made available to the Local Planning Authority to inspect on an annual basis.

Reason:  In order to comply with Policies G1, G5, ENV1, RT3 and the Policy SPG - "Housing" of the Ribble Valley Districtwide Local Plan. The building is located in an area where the Local Planning Authority would not normally be minded to grant the use of building for a permanent residential accommodation.



	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 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.



	4. 
	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.



	5. 
	Precise specifications and samples of walling and roofing materials and details of any window and door surrounds including materials to be used shall have been submitted to and approved by the Local Planning Authority before their use in the proposed works.

Reason:  In order that the Local Planning Authority may ensure that the materials to be used are appropriate to the locality in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.



	6. 
	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.



	7. 
	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.



	8. 
	Before the access is used for vehicular purposes, any gateposts erected at the access shall be positioned 5m behind the nearside edge of the carriageway and visibility splay fences or walls shall be erected from the gateposts to the existing highway boundary, such splays to be not less than 45o to the centre line of the access.  The gates shall open away from the highway.  Should the access remain ungated 45o splays shall be provided between the highway boundary and points on either side of the drive measured 5m back from the nearside edge of the carriageway.

Reason:  To comply with Policy G1 of the Ribble Valley Districtwide Local Plan and to permit vehicles to pull clear of the carriageway when entering the site and to assist visibility.



	9. 
	Before the access is used for vehicular purposes, that part of the access extending from the highway boundary for a minimum distance of 10m into the site shall be appropriately paved in tarmacadam, concrete, block paviors, or other approved materials.

Reason:  To comply with Policy G1 of the Ribble Valley Districtwide Local Plan and to prevent loose surface material from being carried on to the public highway thus causing a potential source of danger to other road users.



	10. 
	No part of the development shall be commenced until all the highway works have been constructed in accordance with a scheme which shall be submitted to and approved by the Local Planning Authority in consultation with the Highway Authority.

Reason:  To comply with Policy G1 of the Ribble Valley Districtwide Local Plan and to enable all construction traffic to enter and leave the premises in a safe manner without causing a hazard to other road users.

P.T.O.

	11. 
	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 10th December 2007.

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.

	12. 
	Prior to commencing development of the site, the developer shall submit the following written information to the Local Planning Authority (LPA):

a. A desk study report which assesses the risk of the potential for on site contamination and ground gasses.  If the desk study identifies potential contamination in ground gasses, a detailed site investigation shall be carried out to address the nature, degree and distribution of contamination and ground gasses and shall include an identification and assessment of the risk to receptors as defined under the Environmental Protection Act 1990, Part 2a, focusing primarily on risks to human health and controlled waters.  The investigation shall also address implications of the health and safety of site workers, on nearby occupied buildings structured, on services and landscaping schemes and the 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 in remedial measures to be implemented within the site.  Such remedial works shall be implemented by the developer prior to the 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 LPA, but all works were completed in accordance with the agreed remediation statement.

Reason: To ensure that there is no risk to human health or pollution of controlled waters and to comply with Policies G1 and G8 of the Ribble Valley Districtwide Local Plan.  



	13. 
	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.



	14. 
	This permission shall be implemented in accordance with the site plan as amended by letter and plan dated the 26th of February 2008.

Reason:  For the avoidance of doubt since the proposed curtilage area and boundary treatments were the subject of agreed amendments.




P.T.O.

Relevant planning policy

	Policy ENV1 - Area of Outstanding Natural Beauty


	Policy G1 - Development Control


	Policy G5 - Settlement Strategy


	Policy H15 - Building Conversions - Location


	Policy H16 - Building Conversions - Building to be Converted


	Policy H17 - Building Conversions - Design Matters


	Policy RT3 - Conversion of Buildings to Tourism Related Uses


	Joint Lancashire Structure Plan Policy 20 - Lancashire Landscapes.


	SPG – Housing

Summary of reasons for approval

The proposal has no significant detrimental impact on residential amenity, highway safety or visual impact.



	


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 foul drainage from the proposed development shall be discharged to a septic tank and soakaway system which meets the requirements of British Standard BS6297:1983, there shall be no connection to any watercourse or land drainage system and no part of the soakaway system is situated within 10m of any ditch or watercourse or within 50m of any well, borehole or spring.



	4. 
	The applicant is advised a Lancashire hedgerow mix consists of Hawthorn 60% with the remainder made up of hazel, guelder rose and holly 45cm bare rooted hedging plants.


STEWART BAILEY
DIRECTOR OF DEVELOPMENT SERVICES
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