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	DEVELOPMENT PROPOSED:
	Proposed conversion of former Mill Building into an apartment, design studio and internal garden.

	AT:
	Mill adjacent Primrose House Primrose Road 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 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 letter received on the 27 September 2012 regarding retention of the original windows.

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



	3. 
	This permission shall be implemented in accordance with the proposal as amended by plan received on the 24 July 2012.

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



	4. 
	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/design workshop/internal garden 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,  H16, H17 and EMP11 (iii) of the Ribble Valley Districtwide Local Plan.

P.T.O.

	5. 
	No development shall take place until details of the provisions to be made for building dependent species of conservation concern/artificial bat roosting sites have been submitted, and approved by the local planning authority. 

The details shall be submitted on a building dependent bird/bat species development site plan and include details of design, construction/attachment and number. The details shall also identify the actual wall and roof elevations into which the above provisions shall be incorporated i.e. elevations with a minimum of 5 hours morning sun for bats. The artificial bat boxes/tiles shall be incorporated during the actual development 

In the event that any bats are found or disturbed during any stage of the development all work shall cease until further advice has been sought from a licensed ecologist.

Reason

To protect the bird/bat population from damaging activities and reduce or remove the impact of development in accordance with Policies ENV7 and G1 of the Ribble Valley Districtwide Local Plan.

To ensure that there are no adverse effects on the favourable conservation status of a bird/bat population before and during the proposed development in accordance with Policies ENV7 and G1 of the Ribble Valley Districtwide Local Plan.



	6. 
	Notwithstanding the proposed replacement of windows shown on the submitted plans, the existing windows shall be retained.

Reason: In order to safeguard the character and appearance of the heritage asset and the setting of Primrose House (Grade II listed).



	7. 
	Notwithstanding the proposed window design shown on the submitted plans, the new windows for installation in the re-opened window apertures shall replicate existing window design on the building. Details of new windows, including cross sectional drawings, glazing type, opening mechanism and materials shall be submitted to and approved by the Local Planning Authority before their use in the proposed works.

Reason: In order to safeguard the character and appearance of the heritage asset and the setting of Primrose House (Grade II listed). 



	8. 
	Precise specifications or samples of walling and roofing materials and details of any surface materials or treatments to be used including pointing works and cleaning shall have been submitted to and approved by the Local Planning Authority before their use in the proposed works.

Reason :  In order to safeguard the character and appearance of the heritage asset and the settting of Primrose House (Grade II listed).



	9. 
	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 work 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 with the site and in accordance with Policies G1, ENV14 and ENV15 of the Ribble Valley Districtwide Local Plan and paragraph 141 of the National Planning Policy Framework.

P.T.O.

	10. 
	The permission shall relate to the development as shown on Plan Reference 

4221-4A (24 July 2012) and 4221-3B (24 July 2012).

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


Relevant planning policy

	Planning (Listed Buildings and Conservation Areas) Act 1990


	Policy ENV19 - Listed Buildings (setting)


	Policy G1 - Development Control


	Policy H17 - Building Conversions - Design Matters


	Policy H16 - Building Conversions - Building to be Converted


	Policy H15 - Building Conversions - Location


	Policy ENV7 - Species Protection


	Policy EMP11 - Loss of Employment Land

Summary of reasons for approval


	The proposal has an acceptable impact upon the character and appearance of the heritage asset, the setting of Primrose House and the availability of employment land and buildings. This is in accordance with Policies G1, H15, H16, H17, ENV19 and EMP11 of the Ribble Valley Districtwide Local Plan.



	


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 building recording consultants and organisations who could carry out appropriate archaeological works can be obtained from the Lancashire County Archaeology Service, Lancashire County Council, Transport & Environment, Environment Directorate, PO Box 100, County Hall, Preston, PR1  0LD.  Tel:  01772  531734.



	4. 
	The culverted Pendleton Brook is a designated Main River and is therefore subject to Land Drainage Byelaws. In particular, byelaw 7 states that no trees or shrubs may be planted, nor fences, buildings, pipelines or any other structure erected within 8 metres of the top of any bank/retaining wall of the watercourse without prior written Consent being obtained from the Environment Agency.

Full details of such works must be submitted to us for consideration. The Environment Agency has a right of entry to the Sabden Brook by virtue of Section 172 of the Water Resources Act 1991 and a right to carry out maintenance and improvement works by virtue of Section 165 of the same Act. The developer should contact James Jackson on 01772 714134 to discuss the Environment Agency's access requirements or to apply for Consent.
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