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	DEVELOPMENT PROPOSED:
	Conversion of barn into farm stay accommodation with full disabled facilities, for school groups.

	AT:
	Lower Gazegill Farm Rimington Lancashire BB7 4EE

	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. 
	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 H17 of the Ribble Valley Districtwide Local Plan.



	3. 
	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 14 November 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.



	4. 
	All the external works of the development hereby permitted shall be completed before the expiration of three years from the date of this permission.

Reasons:  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.

P.T.O.

	5. 
	This permission shall relate to the proposed conversion in accordance with the structural survey submitted as part of the application and dated 10 September 2004 with supplementary leter dated 5 December 2007.  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.



	6. 
	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.



	7. 
	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.



	8. 
	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.



	9. 
	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.



	10. 
	No works shall take place on the site until the applicant, or their agent or successors in title, has secured the implementation of a programme of building recording and analysis.  This must be carried out in accordance with a written scheme of investigation, which shall first have been submitted to and agreed in writing by the LPA.

Reason:  To secure and safeguard the recording and inspection of matters of archaelogical/historical importance associated with the building in accordance with Policies G1 and ENV14 of the Ribble Valley Districtwide Local Plan.

	11. 
	Before the accommodation is first brought into use, a scheme for the resurfacing of Dancer Lane from the access shall be submitted to and approved in writing by the Local Planning Authority in consultation with the Highway Authority.

Reason:  To comply with Policy G1 of the Ribble Valley Districtwide Local Plan in order to prevent loose surface material from being carried onto the public highway in the interests of highway safety.

P.T.O.

	12. 
	Notwithstanding the submitted elevational treatment further details shall be submitted of the precise detailing of the existing ground floor window in the eastern elevation which is to be retained in the works of conversion.

Reason:  For the avoidance of doubt as the scheme as submitted fails to detail the retention of this opening.



	13. 
	The unit(s) 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, ENV3, EMP9, EMP12, RT1, and RT3 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.



	14. 
	Precise specifications or samples of walling and roofing materials and details of any surface materials to be used including their colour and texture 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. 


Relevant planning policy

	Policy G1 - Development Control


	Policy ENV3 - Development in Open Countryside


	Policy H17 - Building Conversions - Design Matters


	Policy EMP9 - Conversions for Employment Uses


	Policy EMP12 - Agricultural Diversification


	Policy RT1 - General Recreation and Tourism Policy


	Policy RT3 - Conversion of Buildings to Tourism Related Uses


	Summary of reasons for approval

The proposal has no significant detrimental impact on nearby residential amenity nor would it have an adverse 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.

P.T.O.



	3. 
	Work should be carried out between October and May, if this is not possible care should be taken when removing slates and tiles by hand, being aware that bats may be present beneath slates/tiles.  Should bats be found or suspected during construction activities work should cease immediately until further advice has been sought from Bat Conservation Trust tel 0207627629.



	4. 
	The applicant is advised to contact the Council's Environmental Health Section at an early stage to discuss the requirements of the current food and safety legislation.  The catering facilities in particular must comply with Regulation (EC) 852/2004.



	5. 
	The grant of planning permission does not entitle a developer to obstruct a right of way and any proposed stopping-up or diversion of a right of way should be the subject of an Order under the appropriate Act.  




STEWART BAILEY
DIRECTOR OF DEVELOPMENT SERVICES
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