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	DEVELOPMENT PROPOSED:
	Proposed extension of dwelling into adjoining barn, conversion of out buildings into one dwelling and erection of menage, stables and garden store.

	AT:
	Quarry House Tosside Skipton Yorkshire BD23 4SY

	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, and Core Strategy Reg 22 Draft Policies DMG1, DMH3 and DMH4.



	3. 
	The permission shall relate to the development as shown on Plan Reference numbers 4268-05, 4268-06C, 4268-07 and 4268-08B. 

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



	4. 
	This permission shall be implemented in accordance with the proposal as amended by letter and plan received on the 12th of March 2013.

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

P.T.O

	5. 
	Before their use in the proposed works, precise specifications and samples of,

- walling and roofing materials to be used,

- details of any window and door surrounds including materials to be used, and

- details and samples of new and replacement doors and windows,

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, ENV1 and H17 of the Ribble Valley Districtwide Local Plan and the adopted Supplementary Planning Guidance - "Extensions and Alterations to Dwellings", and Core Strategy Reg 22 Draft Policies DMG1, DMH3 and DMH4.



	6. 
	This permission shall relate to the proposed conversion in accordance with the structural survey submitted as part of the application and dated 2nd of November 2012.  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, and Core Strategy Reg 22 Draft Policies DMG1, DMH3 and DMH4, since the application is for the conversion of the building only.



	7. 
	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 their use in the approved works.

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, and Core Strategy Reg 22 Draft Policies DMG1, DMH3 and DMH4.



	8. 
	No works to the barns and outbuildings to be converted 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 buildings, in accordance with paragraph 141 of the NPPF.



	9. 
	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 27th of November 2012.

Reason:  To ensuring that no species/habitat protected by the Wildlife and Countryside Act 1981 are destroyed.  To ensure that are no adverse effects on the favourable conservation status of a bat population.  To protect the bat population from damaging activities and reduce or remove the impact of development.



	10. 
	Unless otherwise agreed in writing, all new and replacement doors and windows within the buildings to be converted 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, and Core Strategy Reg 22 Draft Policies DMG1, DMH3 and DMH4, to ensure a satisfactory standard of appearance in the interests of visual amenity.

P.T.O.

	11. 
	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 and the adopted Supplementary Planning Guidance "Extensions and Alterations to Dwellings", and Core Strategy Reg 22 Draft Policy DMG1.



	12. 
	Before either the occupation of the new dwelling on site or the use of the new stable building or menage hereby approved, the amendments to the vehicular entrance and access to the site (as indicated on plan reference 4268-08B), and the proposed parking area shall be completed in accordance with the scheme submitted.  The revised access from the site shall be constructed to a (minimum) width of 4.5m, and this width shall be maintained for a minimum distance of 6m measured back from the nearside edge of the carriageway.

Reason:  To comply with Policy G1 of the Ribble Valley Districtwide Local Plan, Core Strategy 2008/2028 Regulation 22 Submission Draft Policy DMG1, and guidance within the NPPF.  To enable vehicles to enter and leave the site in a safe manner without causing a hazard to other road users.



	13. 
	Any gate/gateposts erected at the access shall be positioned 6m behind the nearside edge of the carriageway.  Any such gates shall open away from the highway.

Reason:  To comply with Policy G1 of the Ribble Valley Districtwide Local Plan, Core Strategy 2008/2028 Regulation 22 Submission Draft Policy DMG1, and guidance within the NPPF.  To permit vehicles to pull clear of the carriageway when entering the site and to assist visibility.



	14. 
	Within six months of the commencement of works on site, details of the landscaping of the site, including wherever possible the retention of existing trees, have been submitted to, and approved in writing by, the Local Planning Authority.  The scheme shall indicate, as appropriate, the types and numbers of trees and shrubs, their distribution on site, those areas to be seeded, turfed, paved or hard landscaped, including details of any changes of level or landform and the types and details of all fencing and screening.  

The approved landscaping scheme shall be implemented in the first planting season following occupation or use of the development, whether in whole or part and shall be maintained thereafter for a period of not less than 5 years to the satisfaction of the Local Planning Authority.  This maintenance shall include the replacement of any tree or shrub which is removed, or dies, or is seriously damaged, or becomes seriously diseased, by a species of similar size to those originally planted.

Reason:  In the interests of the amenity of the area and to comply with Policies G1 and ENV1 of the Ribble Valley Districtwide Local Plan, and Core Strategy Reg 22 Draft Policies DMG1 and DME2.



	15. 
	The menage and stables hereby approved shall inure for the benefit of the owners of the two properties on this site (Quarry House and the approved barn conversion) or family members only, and they shall be used for private and domestic purposes only.

Reason:  In the interests of highway safety and visual amenity, as without further considerations the scheme may have been contrary to Policy G1 of the Ribble Valley Districtwide Local Plan, and Core Strategy Reg 22 Draft Policy DMG1.

P.T.O.

	16. 
	Precise specifications and details of the solar photovoltaic panels to be used, including details of their fittings, shall have been submitted to and approved by the Local Planning Authority before their installation on the building.

REASON:  In order that the Local Planning Authority may ensure that the installation to be used is appropriate to the locality in accordance with Policies G1, ENV24 and ENV25 of the Ribble Valley Districtwide Local Plan, Policies DMG1 and DME5 of the Regulation 22 Submission Draft Ribble Valley Core Strategy and Key Statement EN3, and guidance within the NPPF.



	17. 
	Within 12 months of the cessation of electricity generation, or if the Solar PV Panels cease to be operational for a continuous period of 6 months, they shall be removed and the roof shall be restored to its former condition.

REASON: In order to prevent the panels remaining on site after its use has terminated, in the interests of the visual amenity of the area.  In accordance with Policies G1, ENV24 and ENV25 of the Ribble Valley Districtwide Local Plan, Policies DMG1 and DME5 of the Regulation 22 Submission Draft Ribble Valley Core Strategy and Key Statement EN3, and guidance within the NPPF.



	18. 
	Any removal of vegetation including trees and hedges shall be undertaken outside the nesting bird season [March - August inclusive].  Any removal of vegetation out with the nesting bird season shall be preceded by a pre-clearance check by a licensed ecologist on the day of removal

Reason:  To ensure that there are no adverse effects on the favourable conservation status of birds.  To protect the bird population from damaging activities and reduce or remove the impact of development.

P.T.O.




Relevant planning policy

	NPPF.

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy ENV7 - Species Protection.

Policy ENV24 - Renewable Energy.

Policy ENV25 - Renewable Energy.

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.

Policy DMG1 of the Core Strategy (Regulation 22 Submission Draft).

Policy DME2 of the Core Strategy (Regulation 22 Submission Draft).

Policy DME3 of the Core Strategy (Regulation 22 Submission Draft).

Policy DME4 of the Core Strategy (Regulation 22 Submission Draft).

Policy DMH3 of the Core Strategy (Regulation 22 Submission Draft).

Policy DMH4 of the Core Strategy (Regulation 22 Submission Draft).

Policy DMB5 of the Core Strategy (Regulation 22 Submission Draft).

Key Statement EN2 of the Core Strategy (Regulation 22 Submission Draft).

Key Statement EN4 of the Core Strategy (Regulation 22 Submission Draft).

Key Statement EN5 of the Core Strategy (Regulation 22 Submission Draft).

Wildlife & Countryside Act 1981 as amended.

Conservation [Natural Habitats & c.] Regulations 1994.


	Summary of reasons for approval

The proposal represents an appropriate form of development and given its design and location would not result in visual detriment to the surrounding countryside, harm to the character of the building and nor would its use have an adverse impact on highway safety.


	The Local Planning Authority operates a pre-planning application advice service which applicants are encouraged to use. Whether or not this was used, the Local Planning Authority has endeavoured to work proactively and positively to resolve issues and considered the imposition of appropriate conditions and amendments to the application to deliver a sustainable form of development.



	


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.


JOHN HEAP

DIRECTOR OF COMMUNITY SERVICES
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