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	DEVELOPMENT PROPOSED:
	Proposed conversion and extension of farm into barn including conversion of outbuildings.

	AT:
	Higher Gazegill Farm Dancer Lane Rimington Clitheroe

	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. 
	This permission shall be implemented in accordance with the proposal as amended by plans received on the 16 October 2008 which show the deletion of the 'lancashire porch', revision to the rear roofscape of the barn and provision of a passing place.

Reason:  For the avoidance of doubt since the proposal was the subject of agreed amendments.



	3. 
	The proposed guest suite shall only be occupied as an extended family unit in conjunction with the property to which it is attached or related to and it shall not be used as a separate unit.

Reasons:  In order to comply with Policies G1 and H9 of the Ribble Valley Districtwide Local Plan.  The division of the dwelling into separately occupied units would require further consideration by the Local Planning Authority.



	4. 
	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. 

P.T.O.

	5. 
	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 Policy G1 of the Ribble Valley Districtwide Local Plan.



	6. 
	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 Policy G1 of the Ribble Valley Districtwide Local Plan.



	7. 
	All doors and windows shall be in timber and retained as such in perpetuity.

Reason:  To comply with Policy G1 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 door and window head and sills shall be natural stone to match existing.

Reason:  To comply with Policy G1 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 gutters shall be cast iron or aluminium supported on 'drive in' galvanised gutter brackets.

Reason:  To comply with Policy G1 of the Ribble Valley Districtwide Local Plan to ensure a satisfactory standard of appearance in the interests of visual amenity.



	10. 
	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 Policy G1 of the Ribble Valley Districtwide Local Plan.



	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 22 July 2008.  In particular work should be carried out during the autumn/winter months (October - end of April).

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.

P.T.O.

	12. 
	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 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.



	13. 
	No development approved by this permission shall be commenced until a detailed site investigation has been carried out to assess the nature and extent of any contamination on site, whether or not it originates on the site.  The report of the findings should include:

1. A survey of the extent, scale and nature of contamination;

2. An assessment of the potential risks to human health, property (existing or proposed) including buildings, crops, livestock, pet, woodland and service lines and pipes, adjoining land, ground waters and surface waters, ecological systems, archaeological sites and ancient monuments;

3. An appraisal of remedial options, and proposals of the preferred option(s).

The study must be conducted in accordance with DEFRA and the Environment Agency's Model Procedures for the Management of Land Contamination CLR11 and be submitted to and approved in writing by the Local Planning Authority.  If remediation measures are necessary they will be implemented in accordance with the assessment and to the satisfaction of the Local Planning Authority.

Reason:  To ensure a safe form of development that poses no unacceptable risk of pollution to water resources or to human health in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.




Relevant planning policy

	Policy G1 - Development Control.
Policy G5 - Settlement Strategy.
Policy ENV3 - Development in Open Countryside.
Policy ENV19 - Listed Buildings.
Policy ENV20 - Proposals Involving Partial Demolition of Listed Buildings.
Policy H10 - Residential Extensions.
Policy SPG – “Extensions and Alterations to Dwellings”
Policy H9 - Extended Family Accommodation.
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.

P.T.O.

	3. 
	This consent requires the construction, improvement or alteration of an access to the public highway.  Under the Highways Act 1980 Section 184 the County Council as Highway Authority must specify the works to be carried out.  Only the Highway Authority or a contractor approved by the Highway Authority can carry out these works and therefore before any access works can start you must contact the Environment Directorate for further information by telephoning Area Surveyor East 01254 823831 or writing to the Area Surveyor East, Lancashire County Council, Area Office, Riddings Lane, Whalley, Clitheroe BB7 9RW quoting the planning application number.




STEWART BAILEY
DIRECTOR OF DEVELOPMENT SERVICES
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