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	DEVELOPMENT PROPOSED:
	Proposed conversion of barn to live/work unit.

	AT:
	Lower Cote Barn Higher Greenhead Farm Gisburn Road Sawley

Lancashire BB7 4LQ

	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, Core Strategy 2008/2028 Regulation 22 Submission Draft Policies DMG1, DMH3 and DMH4, and guidance within the NPPF.



	3. 
	The permission shall relate to the development as shown on Plan Reference no's 4320-01A, 4320-02A, 4320-03B and the 1:2500 Location Plan. 

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

	4. 
	The development hereby permitted shall be used as a Joiner's Workshop only and for no other purpose, including any use falling within Class B1 of the Town and Country Planning (Use Classes) Order 1987 (As Amended).

Reason:  Planning permission has been granted for a specific use at this site, and under specific circumstances, and that other uses would require further consideration by the Local Planning Authority to ensure that there would be no adverse effects on the locality, contrary to the provisions of Policy G1 of the Ribble Valley Districtwide Local Plan, Core Strategy 2008/2028 Regulation 22 Submission Draft Policy DMG1, and guidance within the NPPF.



	5. 
	This permission shall relate to the proposed conversion in accordance with the structural survey submitted as part of the application and dated 21st 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, Core Strategy 2008/2028 Regulation 22 Submission Draft Policies DMG1, DMH3 and DMH4, and guidance within the NPPF, since the application is for the conversion of the building only.



	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, Core Strategy 2008/2028 Regulation 22 Submission Draft Policies DMG1, DMH3 and DMH4, and guidance within the NPPF, to ensure a satisfactory standard of appearance in the interests of visual amenity.



	7. 
	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, Core Strategy 2008/2028 Regulation 22 Submission Draft Policies DMG1, DMH3 and DMH4, and guidance within the NPPF, 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:  To comply with Policies G1, H16 and H17 of the Ribble Valley Districtwide Local Plan, Core Strategy 2008/2028 Regulation 22 Submission Draft Policies DMG1, DMH3 and DMH4, and guidance within the NPPF, to ensure a satisfactory standard of appearance in the interests of visual amenity.



	9. 
	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 or additions to the building, curtilage structures, hard standing or fences (other than those hereby approved) as defined in Schedule 2 Part I Classes A, B, C, D, E, F, G and H, and Part II Class A, shall not be carried out without the formal consent of the Local Planning Authority.

Reason:  In the interests of visual amenity and in order to safeguard the character of the building in accordance with Local Plan Policies G1, H17 and ENV3, Core Strategy 2008/2028 Regulation 22 Submission Draft Policies DMG1, DMG2, DMH3 and DMH4, and guidance within the NPPF.



	10. 
	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 building shall not be altered by the insertion of any additional windows or doorways (other than those hereby approved) without the formal written permission of the Local Planning Authority.

Reason:  In the interests of visual amenity and in order to safeguard the character of the building in accordance with Local Plan Policies G1, H17 and ENV3, Core Strategy 2008/2028 Regulation 22 Submission Draft Policies DMG1, DMG2, DMH3 and DMH4, and guidance within the NPPF.



	11. 
	The business floorspace of the live/work unit shall be finished ready for occupation before the residential floorspace is occupied.  The residential use shall not precede commencement of the building for the business use.  

Reason:  Account has been taken of the special circumstances put forward with the application.  It is considered that the key justification behind the use of this building is as a live/work unit, and if the unit was used soley for permanent residential accommodation it would be contrary to Local Plan Policies G1, G5, H2, H15, H17, EMP9 and ENV3, Core Strategy 2008/2028 Regulation 22 Submission Draft Policies DMG1, DMG2, DMB1, DMH3, DMH4 and DME2, and Key Statements EC1 and EN2, and guidance within the NPPF.



	12. 
	The residential floorspace of the live/work unit shall not be occupied other than by a person solely or mainly employed in the business occupying the business floorspace of that unit, a widow or widower of such a person, or any resident dependants.  A register of the business (preferably financial) shall be kept and made available to the Local Planning Authority to inspect on an annual basis.

Reason: Account has been taken of the special circumstances put forward with the application.  It is considered that the key justification behind the use of this building is as a live/work unit for the applicant.  If the unit was used soley for permanent residential accommodation it would be contrary to Local Plan Policies G1, G5, H2, H15, H17, EMP9 and ENV3, Core Strategy 2008/2028 Regulation 22 Submission Draft Policies DMG1, DMG2, DMB1, DMH3, DMH4 and DME2, and Key Statements EC1 and EN2, and guidance within the NPPF. The site is within an area where residential development is not normally permitted.



	13. 
	The proposed live-work unit shall be occupied as a single planning unit converted in accordance with the drawing No. 4320-02A and a minimum of 65% of the floor space shall remain in use for employment purposes thereafter.

REASON:  Account has been taken of the special circumstances put forward with the application.  It is considered that the key justification behind the use of this building is as a live/work unit for the applicant, and if the unit was used soley for permanent residential accommodation, or as a separate business and residential uses, it would be contrary to Local Plan Policies G1, G5, H2, H15, H17, EMP9 and ENV3, Core Strategy 2008/2028 Regulation 22 Submission Draft Policies DMG1, DMG2, DMB1, DMH3, DMH4 and DME2, and Key Statements EC1 and EN2, and guidance within the NPPF.



	14. 
	The vehicular parking and turning area and the access track to the site shall be surfaced in accordance with a scheme to be approved by the local planning authority before the use of the building hereby permitted becomes operative.

Reason:  In the interests of visual amenity and in order to safeguard the character of the building in accordance with Local Plan Policies G1, H17 and ENV3, Core Strategy 2008/2028 Regulation 22 Submission Draft Policies DMG1, DMG2, DMH3 and DMH4, and guidance within the NPPF.



	15. 
	No raw materials, finished or unfinished products or parts, crates, materials, waste, refuse or any other item shall be stacked or stored on the site outside the building except for waste materials contained within bins for periodic removal unless otherwise agreed in writing.

Reason:  In the interests of the visual amenity of the area in accordance with Local Plan Policy G1, Core Strategy 2008/2028 Regulation 22 Submission Draft Policy DMG1, and guidance within the NPPF.



	16. 
	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 23rd of May 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.



	17. 
	Prior to the commencment of the conversion, details of the provisions to be made for building dependent species of conservation concern, namely artificial bird nesting boxes and/or artificial bat roosting sites, have been submitted, and approved by the local planning authority.

The details shall identify the wall elevations into which the above provisions shall be incorporated -north/north east elevations for birds & elevations with a minimum of 5 hours morning sun for bats.  The artificial bird/bat boxes shall be incoporated into the building during the actual conversion phase of this development, unless otherwise agreed in writing by the local planning authority.

Reason:  In order to provide on-site environmental off-setting in order to help protect the bird/bat population from damaging activities and reduce or remove the impact of development, and to ensure that there are no adverse effects on the favourable conservation status of a bird/bat population before and during the proposed devellopment.  To ensure that bird and bat species are protected and their habitats enhanced, in accordance with the Wildlife & Countryside Act 1981 as amended, the Conservation [Natural Habitats & c.] Regulations 1994, District Wide Local Plan Policy ENV7, Core Strategy 2008/2028 Submission Draft Policy DME3 and guidance within the NPPF.



	18. 
	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, Core Strategy 2008/2028 Regulation 22 Submission Draft Policy DMG1, and guidance within the NPPF.



	19. 
	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, Policy DMG1 of the Core Strategy (Regulation 22 Submission Draft) and guidance within the NPPF.




Relevant planning policy

NPPF.

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy EMP9 - Conversions for Employment Uses.

Policy ENV3 - 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 T1 - Development Proposals - Transport Implications.

Core Strategy 2008/2028 - A Local Plan for Ribble Valley Regulation 22 Submission Draft.

Policy DMG1 - General Considerations.

Policy DMG3 - Transport and Mobility.

Policy DMB1 - Supporting Business Growth and the Local Economy.

Policy DMB2 - The conversion of barns and other rural buildings for employment use.

Policy DME2 - Landscape and Townscape Protection.

Policy DME3 - Site and Species Protection and Conservation.

Policy DMH3 - Dwellings in the open countryside and AONB.

Policy DMH4 -The conversion of barns and other buildings to dwellings.

Key Statement EN2 - Landscape.

Key Statement EC1 - Business and Employment Development.

Key Statement DMI2 - Transport Considerations.

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.

The Local Planning Authority operates a pre-planning application advice service which applicants are encouraged to use. This was used in this case, and 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

	3. 
	A separate consent from the Environment Agency under the terms of the Water Resources Act 1991 for any proposed sewage or trade effluent discharged to a water course or other controlled waters, and may be required for discharge to a soakaway.  If the effluent discharged to ground is 2 cubic metres less in any 24 hour period, then a consent is not required providing the discharge is from a private dwelling, is not within 50m of a private water supply, well or borehole, or is within Groundwater Protection Zone 1.  (Controlled waters include rivers, streams, groundwater, reservoirs, estuaries and coastal waters).  



	4. 
	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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