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	DEVELOPMENT PROPOSED:
	Proposed conversion of former milking parlour to 2no. residential dwellings with associated parking and landscaping.

	AT:
	Watts Close Farm Gisburn Clitheroe BB7 4JY

	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. 
	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 Plan Reference No's AL(2-)01 Rev. 001, AL(2-)13 Rev. 004, AL(2-)14 Rev. 004 and AL(2-)15 Rev. 004.

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

	4. 
	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 Policy G1 of the Ribble Valley Districtwide Local Plan, and the guidance provided within PPS5.

P.T.O.

	5. 
	This permission shall be implemented in accordance with the proposal as amended by letters and plans received on the 12th and 31st of January 2012, and the 7th of February 2012.

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



	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 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.



	8. 
	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.



	9. 
	This permission shall relate to the proposed conversion in accordance with the structural survey submitted as part of the application and dated 20th of October 2011.  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.



	10. 
	The proposed garage shall not be used for any purpose (including any purpose ordinarily incidental to the enjoyment of the dwelling house as such) which would preclude its use for the parking of a private motor vehicle.

Reason: In the interests of visual amenity and to facilitate adequate vehicle parking and/or turning facilities to serve the dwelling in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.



	11. 
	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, H15, H16, H17 and ENV3 of the Ribble Valley Districtwide Local Plan.

P.T.O.

	12. 
	Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 2008 (or any Order revoking, amending or re-enacting that Order) any future extensions and/or 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 written consent of the Local Planning Authority.

Reason:  In the interests of the amenity of the area in accordance with Policies G1, H2, H16 and H17 of the Ribble Valley Districtwide Local Plan.



	13. 
	Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 2008 (or any Order revoking, amending or re-enacting that Order) the dwellings shall not be altered by the insertion of any window or doorway without the formal written permission of the Local Planning Authority.

Reason:  In order to safeguard nearby residential amenity and to protect the character and appearance of the building, in accordance with Policies G1, H2, H15, H16, H17 and ENV3 of the Ribble Valley Districtwide Local Plan.



	14. 
	Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 2008 (or any Order revoking, amending 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 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 Policies G1, H2, H15, H16, H17 and ENV3 of the Ribble Valley Districtwide Local Plan and in the interests of safeguarding the setting and visual amenity of the area.



	15. 
	No development shall take place until a protected species mitigation license has been submitted to and agreed in writing by Natural England & the Local Planning Authority Countryside Officer.

The actions, methods and timings included in the mitigation measures identified and the conditions of any Natural England License shall be fully implemented and adhered to. In the event that any bats are found, disturbed or harmed during any part of the development work, work shall cease until further advice has been sought from a licensed ecologist.

Reason: To ensure that no species/habitat protected by the Wildlife and Countryside Act 1981/European Directive for Protected Species are harmed/destroyed in accordance with Policies G1 and ENV7 of the Ribble Valley Districtwide Local Plan. To protect the bat population from damaging acitivities of development and reduce or remove the impact.

P.T.O.




Relevant planning policy

	Policy G1 - Development Control


	Policy G5 - Settlement Strategy


	Policy ENV3 - Development in Open Countryside


	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


	Policy RT19 - Development Which Prejudices Footpaths


	PPS3 Housing.


	PPS5 - Planning for the Historic Environment.


	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. 
	Specifications and a list of professionally qualified archaeological/building recording consultants and organisations who could carry out appropriate archaeological works can be obtained from the Lancashire Archaeology Service, Lancashire County Council, Environment Directorate, Guild House, P O Box 9, Cross Street, Preston, PR1  8RD.  Tel:  01772  531734, Fax: 01772  533423



	4. 
	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. Footpath no. 2 in the parish of Rimington and Middop runs through the site.

P.T.O.



	5. 
	The Wildlife and Countryside Act 1981 protects specified flora and fauna.  The Act also covers:

Nature Conservation

Countryside

Public Rights of Way

Your attention is drawn to the possibility that bats or barn owls use this building as a roost.  We would advise you to check this as destroying or damaging the roost would contravene the Wildlife and Countryside Act 1981. 

Please either ring David Hewitt, the Countryside Officer, on 01200 414505 or The Species Protection Officer, English Nature, North West Regional Office, Blackwell, Bowness-on Windermere, Cumbria, LA23 3JR, Telephone 015394 45286.



	6. 
	Ribble Valley BC imposes a charge to the developer to cover the administration, and delivery costs in providing wheeled bins to each household within a new build property or conversion. Details of current charges are available from  the RVBC  Contact Centre on 01200 425111.


JOHN HEAP

DIRECTOR OF COMMUNITY SERVICES
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