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	DEVELOPMENT PROPOSED:
	Conversion of a traditional stone barn into a two bedroom dwelling. Re-submission.

	AT:
	11 Whinney Lane Langho 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 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. 
	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.



	3. 
	The permission shall relate to the development as shown on Drawing Numbers TUR/319/775/02 and ADM/07/42/01 and 02. 

Reason:  For the avoidance of doubt and to ensure that the development is carried out in accordance with the submitted plans.

P.T.O.

	4. 
	This permission shall relate to the proposed conversion in accordance with the Conversion Assessment and Method Statement dated February 2008 (and up-dated by letter from Gary Hoerty Associates dated 18 November 2010) that was submitted as part of the application. Any deviation from that Assessment/Statement 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.



	5. 
	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 Policies G1, H15, H16, and H17 of the Ribble Valley Districtwide Local Plan.



	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. 
	Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) (Amendment) (No 2) (England) Order 2008 (or any Order revoking or re-enacting that Order) any future extensions and/or alterations to the dwelling including any development within the curtilage as defined in the Schedule to Part 1 Classes A to E shall not be carried out unless a further planning permission has first been granted in respect thereof.

Reason:  In the interests of the amenity of the area in accordance with Policies G1 and H17 of the Ribble Valley Districtwide Local Plan.



	9. 
	The existing approx. 1m. high dry stone wall to the front (north west) of the building shall be retained. Prior to the first occupation of the building as a dwelling, its curtilage shall be defined by a the construction of further dry stone walls to the sides and rear of the building that match the height and materials of that retained existing wall. Thereafter these walls shall be permanently retained as the boundaries of the curtilage. No other walls or fences shall at any time be erected at the site unless a further planning permission has first been granted in respect thereof.

Reason: In the interests of visual amenity and to comply with Policies G1 and H17 of the Ribble Valley Districtwide Local plan.

P.T.O.

	10. 
	Prior to the commencement of development an investigation and risk assessment shall be carried out by competent persons to assess the nature and extent of any contamination on site, whether or not it originates on the site. A written report of the findings shall be submitted and approved in writing by the Local Planning Authority. The report of the findings must 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 proposal of the preferred option(s).

This must be conducted in accordance with DEFRA and the Environment Agency's "Model Procedures for the Management of Land Contamination, CLR 11; and any necessary remediation measures shall be fully carried out prior to the first occupation of the building as a dwelling.

Reason: to ensure that the ground is not contaminated 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 protected species survey and report submitted with the application dated 21 December 2008. All mitigation measures numbered 1-13 in that report shall be implemented under the supervision of a licensed ecologist.

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.


Relevant planning policy

	Policy G1 - Development Control


	Policy G5 - Settlement Strategy


	Policy ENV3 - Development in Open Countryside


	Policy ENV4 - Greenbelt


	Policy ENV7 - Species Protection


	Policy H2 - Dwellings in the Open Countryside


	Policy H15 - Building Conversions - Location


	Policy H16 - Building Conversions - Building to be Converted


	Policy H17 - Building Conversions - Design Matters


	Planning Policy Statement 3: Housing


	Planning Policy Statement 4: Planning Sustainable Economic Growth.


	Summary of reasons for approval

The proposed conversion respects the appearance and character of the building and would have no seriously detrimental effects upon visual amenity, highway safety or the amenities of any nearby residents.  P.T.O.



	


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.


STEWART BAILEY
DIRECTOR OF DEVELOPMENT SERVICES
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