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	DEVELOPMENT PROPOSED:
	Conversion of disused barn into two low cost dwellings.

	AT:
	Harrop Gate Barn Harrop Fold Lane Ends Grindleton Clitheroe 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. 
	The permission shall relate to the development as shown on Plan Drawing no's 210/1/1, 210/1/2 REV-A and 210/1/3.

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



	3. 
	This permission shall be read in accordance with the Section 106 Agreement dated 22nd February 2010.

REASON: For the avoidance of doubt as the permission is subject to an agreement in relation to the low cost/affordable housing approved.



	4. 
	This permission shall relate to the proposed conversion in accordance with the structural survey submitted as part of the application and dated 13 August 2009.  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.

P.T.O.

	5. 
	This permission shall be implemented in accordance with the proposal as amended by letter and plan received on the 5 October 2009.

REASON:  For the avoidance of doubt since the proposal was the subject of agreed amendments in the interest of visual amenity.



	6. 
	Prior to the commencement of development, 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.



	7. 
	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 E 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.



	8. 
	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.



	9. 
	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.

P.T.O.

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



	11. 
	Before the units hereby permitted become occupied, the car parking area indicated on the approved plans shall be completed and clearly marked out in accordance with a scheme, including full details of materials and landscaping, to be submitted to and approved in writing by the Local Planning Authority.

REASON: To comply with Policy G1 of the Ribble Valley Districtwide Local Plan to ensure the effective use of parking areas and to ensure adequate visibility for the drivers of vehicles entering and leaving the site.



	12. 
	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 in writing 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.



	13. 
	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/site.



	14. 
	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.



	15. 
	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.



	16. 
	Notwithstanding the ground floor casement window on the front elevation of drawing 210/1/2A, further details showing design and size shall be submitted to and approved, in writing, by the Local Planning Authority.

REASON:  In the interests of visual amenity.


P.T.O.

Relevant planning policy

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV1 - Development in Open Countryside.

Policy H15 - Building Conversions - Location.

Policy H16 - Building Conversion - Building to be converted.

Policy H17 - Building Conversions - Design Matters.

Policy H20 - Affordable Housing - Villages and Countryside.

Policy H21 - Affordable Housing - Information Needed.


	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. 
	Development on this site should be drained on separate foul and surface water systems.  All foul drainage must be connected to the foul sewer and only uncontaminated surface water should be connected to the surface water system.

However, where there are established combined systems the possibility of deviation from this general policy may be discussed with the Council's Chief Technical Officer.



	4. 
	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.




STEWART BAILEY
DIRECTOR OF DEVELOPMENT SERVICES
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