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	DEVELOPMENT PROPOSED:
	Proposed conversion of barn to dwelling. Replacement of agricultural building with a garage, and creation of curtilage.

	AT:
	Wittons Farm Bolton-by-Bowland Lancashire BB7 4NZ

	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. 
	The permission shall relate to the development as shown on Plan Drawing Numbers 1822.OS.001 Rev.B, 1822.E.001, 1822.E.003, 1822.E.004, 1822.E.005, 1822.P.001 Rev.D, 1822.P.002 Rev.B, 1822.P.003 Rev.B, 1822.P.004 Rev.C, 1822.P.006 Rev.A and 1822.P.007 Rev.C. 

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



	3. 
	For the avoidance of doubt, the formal residential curtilage for this proposed dwelling shall be that indicated as within the red edge on plan reference number WFC/01.

Reason:  For the avoidance of doubt and in order to protect the local countryside from further unecessary urban encroachment.  In accordance with Policies G1, H2, H15, H16, H17 and ENV1 of the Ribble Valley Districtwide Local Plan, Policies DMG1, DME2, DMH3 and DMH4 and Key Statement EN2 of the Core Strategy (Regulation 22 Submission Draft) and guidance within the NPPF.



	4. 
	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.

P.T.O.

	5. 
	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.



	6. 
	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, ENV1, H2 and H17 of the Ribble Valley Districtwide Local Plan, Core Strategy 2008/2028 Regulation 22 Submission Draft Policies DMG1, DME2, DMH3 and DMH4, Key Statement EN2, and guidance within the NPPF.  



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



	8. 
	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.



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



	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 window or doorway without the formal written permission of the Local Planning Authority.

Reason:  In order to safeguard nearby residential amenity 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.  

P.T.O.

	11. 
	The barn conversion hereby approved shall be completed with the bottom three glass panels in the replacement first floor window in the west elevation obscure glazed.  Such details shall be submitted to, and agreed in writing, by the Local Planning Authority before development commences.  the window shall also be fitted with restrictors limiting the degree of opening of each opening light to not more than 45°.  Thereafter it shall be maintained in that condition in perpetuity to the satisfaction of the Local Planning Authority.

Reason:   In order to protect nearby residential amenity 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.



	12. 
	No work 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.



	13. 
	There shall be no roofing materials removed between May and August, and the removal of lower roof tiles, battens & any under felt shall be done so carefully by hand.

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

Reason:  To ensure that 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.




Relevant planning policy

	National Planning Policy Framework.

Policy G1 - Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty.

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.

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

Policy DMG1 - General Considerations.

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.

Wildlife & Countryside Act 1981 as amended.

The 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.



	3. 
	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.



	4. 
	Under the Environmental Permitting (England & Wales) Regulations 2010, any discharge of sewage or trade effluent made to either surface water or groundwater will need to be registered as an exempt discharge activity or hold an environmental permit issued by the Environment Agency.  This applies to any discharge to inland freshwaters, coastal waters or relevant territorial waters.

	5. 
	Domestic effluent discharged from a treatment plant/septic tank at 2 cubic meters or less to ground or 5 cubic meters or less to surface water in any 24 hour period may be registered as an exempt activity provided that no public foul sewer is available to serve the development and that the site is not within an inner Groundwater Source Protection Zone.

P.T.O.



	6. 
	The proposed soakaways should be constructed to BS6297:2007 and there must be no connection to a watercourse or land drainage system and no part of the soakaway system should be within 10 metres of any ditch or watercourse.  The proposed package sewage treatment plant should remain at least 50 metres away and not upslope of any well, spring or borehole used for private water supply.


JOHN HEAP

DIRECTOR OF COMMUNITY SERVICES
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