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	DEVELOPMENT PROPOSED:
	Proposal for conversion of an agricultural building to a holiday cottage and replacement of existing agricultural building with two holiday cottages.

	AT:
	Higher House Higher Farm Kiln Lane Paythorne 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. 
	No works (including demolition of buildings) 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.

P.T.O.

	3. 
	Prior to the commencement of development (including demolition of buildings), an investigation and risk assessment, in addition to any assessment provided with the planning application, shall be completed in accordance with a scheme to assess the nature and extent of any contamination on site, whether or not it originates on the site. The contents of the scheme are subject to the approval in writing by the Local Planning Authority. The investigation and risk assessment must be under taken by a competent persons and a written report of the findings must be produced. The written report is subject to the approval in writing of 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."

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.



	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 13th of November 2008.

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. 
	No works (including demolition of buildings) can begin on site until a further survey has been conducted by a person, the identity of whom has been previously agreed in writing by the English Nature species protection officer and the Local Planning Authority, to investigate whether the buildings subject to the proposal are utilised by bats or other protected species and the survey results passed to English Nature and the Local Planning Authority.  If such a use is established, a scheme for the protection of the species/habitat shall be submitted to and agreed in writing by English Nature and the Local Planning Authority before any work commences on site.

Reason:  To ensure that no species/habitat protected by the Wildlife and Countryside Act 1981 are destroyed in accordance with Policies G1, ENV7 and ENV8 of the Ribble Valley Districtwide Local Plan.

P.T.O.

	6. 
	Prior to the commencement of any works on site (including the demolition of buildings), details of species/habitat protection and mitigation measures shall have been submitted to and approved in writing by the Local Planning Authority.

The scheme submitted shall indicate the measures taken to safeguard protected species/habitats from soil excavations, gradients/changes in levels, removal of existing vegetation, construction of surfaces and structures, storage of materials/spoil, timber treatment and the demolition and conversion of buildings.

Reason: In the interests of protecting nature and conservation issues in acccordance with Policies G1, ENV3 and ENV7 of the Ribble Valley Districtwide Local Plan.

	7. 
	Prior to the commencement of development a schedule of works including a sequence of operations for the scheme of conversion of the barn in question shall be submitted to and approved in writing by the Local Planning Authority.

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 may be satisfied as to the extent of necessary rebuilding works, and the manner in which it is to be carried out.



	8. 
	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 Policies G1 and ENV16 of the Ribble Valley Districtwide Local Plan.



	9. 
	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.



	10. 
	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.



	11. 
	The new access road hereby approved shall be constructed in accordance with the details submitted on the amended site plan dated 18th of March 2009. Before the new access road is used for vehicular purposes in conjunction with the approved development, it shall be appropriately paved in tarmacadam, concrete, block paviors, or other approved materials, details of which shall be submitted to and approved in writing by the Local Planning Authority, and shall remain so in perpetuity.

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.

P.T.O.

	12. 
	The car parking areas hereby approved (indicated on amended site plan dated 18th of March 2009) shall be surfaced or paved in accordance with a scheme to be submitted to and approved in writing by the local planning authority and the car parking spaces and manoeuvring areas marked out in accordance with the approved plan, before the use of the premises hereby permitted becomes operative.

Reason:  To comply with Policies G1 and RT1 of the Ribble Valley Districtwide Local Plan and to allow for the effective use of the parking areas.



	13. 
	No part of the development, hereby approved, shall be occupied as a holiday let until the approved schemes referred to in Condition 11 and 12 have been constructed and completed in accordance with the scheme details.

Reason:  To comply with Policies G1 and RT1 of the Ribble Valley Districtwide Local Plan and in order that the traffic generated by the development does not exacerbate unsatisfactory highway conditions in advance of the completion of the highway scheme/works.



	14. 
	The units 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, ENV3, 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.



	15. 
	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 development, structures, hard standing or fences as defined in Schedule 2 Part I Classes E, F, G and H, and Part II Class A, shall not be carried out without the formal written consent of the Local Planning Authority.

Reason:  In order that the Local Planning Authority shall retain effective control over the development in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan and in the interests of safeguarding any adjacent residential amenity or visual amenity.



	16. 
	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.



	17. 
	No development approved by this permission shall be commenced until a scheme for the conveyance of foul drainage to a private treatment plant has been submitted to and approved by the Local Planning Authority.  No part of the development shall be brought into use until such treatment plant has been constructed and completed in accordance with the approved plans.

Reason:  To prevent pollution of the water environment in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.

P.T.O.

	18. 
	This permission shall be implemented in accordance with the proposal as amended by letter and plan received on the 17th and 18th of March 2009.

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




Relevant planning policy

	Policy G1 - Development Control


	Policy G5 - Settlement Strategy


	Policy ENV3 - Development in Open Countryside


	Policy ENV7 - Species Protection


	Policy H15 - Building Conversions - Location


	Policy H16 - Building Conversions - Building to be Converted


	Policy H17 - Building Conversions - Design Matters


	Policy RT1 - General Recreation and Tourism Policy


	Policy RT3 - Conversion of Buildings to Tourism Related Uses


	Summary of reasons for approval

The proposal represents an appropriate form of development and given its design, size and location would not result in visual detriment to the surrounding countryside, nor would its use have an adverse impact on 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. 
	All bat species in the UK receive full protection under the Wildlife and Countryside Act 1981 (amended by the Environment Protection Act 1990). The Countryside and Rights of Way Act 2000 amends the Wildlife and Countryside Act to also make it an offence to intentionally or recklessly damage, destroy or obstruct a place that bats use for shelter or protection. All species of bats are listed on Schedule 5 of the 1981 Act, which makes it an offence to:

 - intentionally kill, injure or take any wild bat,

 - intentionally or recklessly damage, destroy or obstruct access to any place    that wild bat uses for shelter or protection. this is taken to mean all bat    roosts whether bats are present or not,

 - intentionally or recklessly disturb any wild bat while it is occupying a    structure or place which it uses for shelter or protection.



	4. 
	Further bat survey work is essential to determine the use of both barns (buildings A and B) by bats. A Habitats Regulations Licence may be required if the impact of the development is shown to have significant impact on roosting bats or a known bat roost. A licence simply permits an action that is otherwise unlawful. (No licence is required if the proposed activity is unlikely to result in an offence).



	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. Footpath12 in the parish of Newsholme and Paythorne abuts the site.


STEWART BAILEY - DIRECTOR OF DEVELOPMENT SERVICES
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