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	DEVELOPMENT PROPOSED:
	Restoration of former cottages to create one three-bedroomed dwelling house with attached garage, garden room and provision of walled car parking area.

	AT:
	Cottages Top Row Sabden 



	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 two 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 numbers GILL-01, GILL-02 Rev. F and the PROMAP Site Plan. 

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 21st of Feburary 2013.

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

P.T.O.

	5. 
	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.  To comply with Policies G1, ENV1, ENV16, H16 and H17 of the Ribble Valley Districtwide Local Plan, Policies DMG1, DME2, DME4, DMH3 and DMH4 of the Core Strategy (Regulation 22 Submission Draft) and guidance within the NPPF.



	6. 
	All new, or future replacement, doors and windows shall be in timber and retained as such in perpetuity.

Reason:  To comply with Policies G1, ENV1, ENV16, H16 and H17 of the Ribble Valley Districtwide Local Plan, Policies DMG1, DME2, DME4, DMH3 and DMH4 of the Core Strategy (Regulation 22 Submission Draft) 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, ENV1, ENV16, H16 and H17 of the Ribble Valley Districtwide Local Plan, Policies DMG1, DME2, DME4, DMH3 and DMH4 of the Core Strategy (Regulation 22 Submission Draft) 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:  In the interests of visual amenity in order to retain the character of the barn and to comply with Policies G1, ENV1, ENV16, H16 and H17 of the Ribble Valley Districtwide Local Plan, Policies DMG1, DME2, DME4, DMH3 and DMH4 of the Core Strategy (Regulation 22 Submission Draft) and guidance within the NPPF.  



	9. 
	This permission shall relate to the proposed conversion in accordance with the structural survey submitted as part of the application and dated 12th of December 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, Policies DMG1, DMH3 and DMH4 of the Core Strategy (Regulation 22 Submission Draft) and guidance within the NPPF, since the application is for the conversion of the building only.



	10. 
	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 3rd of December 2012.

Reason:  To ensuring that no species/habitat protected by the Wildlife and Countryside Act 1981 are destroyed, and to ensure that are no adverse effects on the favourable conservation status of a bat population.

P.T.O.

	11. 
	No development shall take place until details of the provisions to be made for building dependent species of conservation concern artificial bird nesting boxes and 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 plot numbers and the numbers of per individual building/dwelling and type.  The details shall also identify the actual wall and roof 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 dwelling during the actual development before the development is first brought into use, unless otherwise agreed in writing by the local planning authority.

Reason:  To protect the bird/bat population from damaging activities and reduce or remove the impact of development, and to ensure that bird and bat species are protected and their habitat enhanced, in accordance with the Wildlife & Countryside Act 1981 as amended, the Conservation [Natural Habitats & c.] Regulations 1994.



	12. 
	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, Policy DMG1 of the Core Strategy (Regulation 22 Submission Draft) and guidance within the NPPF.



	13. 
	Full details of the formal stonewalling, fencing and materials to be used for the car parking area shall have been submitted to, and approved in writing by, the Local Planning Authority, prior to their use in the approved works.

The car parking area indicated on plan reference number GILL-02 Rev. F shall be created and made available for use prior to the dwelling hereby permitted being occupied.

Reason:  To comply 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, to allow for the effective use of the parking areas.

P.T.O.

	14. 
	Prior to the occupation of the dwelling, details of the formal landscaping of the site shall 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, walling and screening.

The approved landscaping scheme shall be implemented in the first planting season following the occupation of the dwelling unless otherwise agreed by the Local Planning Authority, 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, ENV1, ENV16, H16 and H17 of the Ribble Valley Districtwide Local Plan, Policies DMG1, DME2, DME4, DMH3 and DMH4 of the Core Strategy (Regulation 22 Submission Draft) and guidance within the NPPF.



	15. 
	Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 2008 (or any Order revoking, amending or re-enacting that Order) or the apprved plans, the new dwelling shall not be altered by the insertion of any window or doorway without the formal written permission of the Local Planning Authority.

Reason:  To comply with Policies G1, ENV1, ENV16, H16 and H17 of the Ribble Valley Districtwide Local Plan, Policies DMG1, DME2, DME4, DMH3 and DMH4 of the Core Strategy (Regulation 22 Submission Draft) and guidance within the NPPF.  To protect the visual amenity of the area and the character and setting of the property within the AONB and Conservation Area.



	16. 
	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:  To comply with Policies G1, ENV1, ENV16, H16 and H17 of the Ribble Valley Districtwide Local Plan, Policies DMG1, DME2, DME4, DMH3 and DMH4 of the Core Strategy (Regulation 22 Submission Draft) and guidance within the NPPF.  To protect the visual amenity of the area and the character and setting of the property within the AONB and Conservation Area.



	17. 
	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.

P.T.O.

	18. 
	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, Policy DMG1 of the Core Strategy (Regulation 22 Submission Draft) and guidance within the NPPF.




Relevant planning policy

	NPPF.

Policy G1 - Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy ENV7 - Species Protection.

Policy ENV16 - Development within Conservation Areas.

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).

Listed Buildings and Conservation Areas Act 1990.

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.  In this case, Pre-App discussions were held 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.

P.T.O.



	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. 
	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 38 in the parish of Sabden runs through the site.



	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.



	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.




JOHN HEAP

DIRECTOR OF COMMUNITY SERVICES
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