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	DEVELOPMENT PROPOSED:
	Barn 2 (non listed building) - proposed conversion into a four bedroom dwelling. Works include the removal of the more recent addition to the barn and restoration of various elements to restore its former character, including removal of the block work and extension with profiled lean-to roof, the removal of the non-original barn and store doors, and the recovering of the modern concrete tile roof with a traditional slate roof.

Barn 1 (listed building) proposed conversion of the existing property into a two bedroom dwelling. Externally a number of low profile conservation style rooflights have been provided. Two staircases have been provided to avoid cutting the king trusses as these are seen as integral to the character of the property. All existing openings are to be retained. No new openings are to be created. 

	AT:
	Greengore Farm Hill Lane Hurst Green Lancashire BB7 9QT

	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 site plan received on the 2 October 2013, the elevation drawing of Barn 1 showing revised door treatment received 2 August 2013 and the letter, elevation and plan drawings of Barn 2 showing the retention of historic porch configuration and revised cart opening treatments received 24 October 2013.

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

P.T.O.

	3. 
	Notwithstanding the provisions of Classes A to H of Part 1 of the Town and Country Planning (General Permitted Development) (Amendment) (No.2) (England) Order 2008, or any Order revoking and re-enacting that Order, the dwellings hereby permitted shall not be altered or extended, no new windows shall be inserted, and no buildings or structures shall be erected within the curtilage of the new dwellings unless planning permission has first been granted by the Local Planning Authority. 

Reason: To enable the Local Planning Authority to exercise control over development which could materially harm the setting of listed buildings, the character and visual amenities of the development and the Forest of Bowland Area of Outstanding Natural Beauty and the amenities of nearby residents in accordance with Policies ENV19, G1, ENV1 and H10 of the Ribble Valley Districtwide Local Plan and Policies DMG1, DMG2, DME2, DME4, DMH4 and DMH5 of the Ribble Valley Core Strategy Regulation 22 Submission Draft Post Submission Version (including proposed main changes).



	4. 
	Notwithstanding the provisions of Class A Schedule 2 Part 2 of the Town and Country Planning (General Permitted Development) Order 1995, or any Order revoking and re-enacting that Order, no gates, walls, fences or other means of enclosure shall be erected within the curtilage of the dwellings unless planning permission has first been granted by the Local Planning Authority.                                       

Reason: To enable the Local Planning Authority to exercise control over development which could materially harm the setting of listed buildings, the character and visual amenities of the development and the Forest of Bowland Area of Outstanding Natural Beauty and the amenities of nearby residents in accordance with Policies ENV19, G1, ENV1 and H10 of the Ribble Valley Districtwide Local Plan and Policies DMG1, DMG2, DME2, DME4, DMH4 and DMH5 of the Ribble Valley Core Strategy Regulation 22 Submission Draft Post Submission Version (including proposed main changes).



	5. 
	Notwithstanding the provisions Schedule 2 Part 40 Classes A-I of the Town and Country Planning (General Permitted Development) (Amendment) (England) Order 2008, or any Order revoking and re-enacting that Order, no microgeneration equipment shall be attached to the new dwellings unless planning permission has first been granted by the Local Planning Authority. 

Reason: To enable the Local Planning Authority to exercise control over development which could materially harm the setting of listed buildings, the character and visual amenities of the development and the Forest of Bowland Area of Outstanding Natural Beauty and the amenities of nearby residents in accordance with Policies ENV19, G1, ENV1 and H10 of the Ribble Valley Districtwide Local Plan and Policies DMG1, DMG2, DME2, DME4, DMH4 and DMH5 of the Ribble Valley Core Strategy Regulation 22 Submission Draft Post Submission Version (including proposed main changes).



	6. 
	Prior to commencement of any part of the development, including demolition, an updated protected species survey shall be carried out during the optimum period of May to September. The findings of the updated survey shall be submitted to and approved in writing by the local planning authority and shall include any details of mitigation measures that may be required including details of any Natural England licence application.

Reason: To ensure that in the event that any bats are present there will be no adverse effects on the favourable conservation status of a bat population

In the event that any bats are present they will be protected from the damaging activities and reduce or remove the impact of development

P.T.O.

	7. 
	Prior to the commencement of development, the following information shall be submitted to the Local Planning Authority (LPA) for approval in writing:

(a)     A Desk Study which assesses the risk of the potential for on-site contamination and ground gases and migration of both on and off-site contamination and ground gases.

(b)     If the Desk Study identifies potential contamination and ground gases, a detailed Site Investigation shall be carried out to address the nature, degree and distribution of contamination and ground gases and shall include an identification and assessment of the risk to receptors as defined under the Environmental Protection Act 1990, Part IIA, focusing primarily on risks to human health and controlled waters. The investigation shall also address the implications of the health and safety of site workers, of nearby occupied building structures, on services and landscaping schemes and on wider environmental receptors including ecological systems and property.

The sampling and analytical strategy shall be submitted to and be approved in writing by the LPA prior to the start of the site investigation survey.

(c)     A Remediation Statement, detailing the recommendations and remedial measures to be implemented within the site.

Any works identified in these reports shall be undertaken when required with all remedial works implemented by the developer prior to occupation of the first and subsequent dwellings. On completion of the development/remedial works, the developer shall submit written confirmation, in the form of a Verification Report, to the LPA, that all works were completed in accordance with the agreed Remediation Statement.

Reason: To ensure that the site investigation and remediation strategy will not cause pollution of ground and surface waters both on and off site. 



	8. 
	Precise specifications and samples of walling, roofing, fenestration, roof light and door materials and details of any surface materials to be used including their colour and texture 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, setting and significance of the listed buildings and the character of the Forest of Bowland Area of Outstanding Natural Beauty.



	9. 
	Precise specifications of proposed windows and doors including cross-section drawings of frame elements, glazing type, opening mechanism and surface finish shall have been submitted to and approved by the Local Planning Authority before their use in the proposed works.

The painting of window frames and doors shall be undertaken within one month of their insertion and retained as such in perpetuity.

Reason :  In order to safeguard the character, setting and significance of the listed buildings and the character of the Forest of Bowland Area of Outstanding Natural Beauty.

P.T.O.

	10. 
	Notwithstanding the proposed use of Upvc any new rainwater goods shall be cast iron or cast aluminium. 

Details of any proposed rainwater goods, flues, external pipework and other external attachments (including location) 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, setting and significance of the listed buildings and the character of the Forest of Bowland Area of Outstanding Natural Beauty.



	11. 
	The submitted information refers to proposed structural works and rebuilding and timber replacement and repair/treatment. A justification for and precise specifications of this work shall have been submitted to and agreed and approved by the Local Planning Authority before their implementation.

Reason :  In order to safeguard important historic fabric.



	12. 
	The proposed plans for Barn 1 suggest the proposed reopening of former ventilation slits. A justification for and precise specifications of this work shall have been submitted to and agreed and approved by the Local Planning Authority before their implementation.

Reason :  In order to safeguard important historic fabric.



	13. 
	A site plan clearly defining the respective curtilages for Barn 1 and Barn 2 shall have been submitted to and approved by the Local Planning Authority before the commencement of works.

Reason :  For the avoidance of doubt as the site plan does not differentiate between the two curtlages.



	14. 
	The proposed removal of the modern barn extension and modern agricultural buildings shall be undertaken before the approved development is first brought into use.

Reason: In order to safeguard and enhance the character (including setting) and significance of the listed building.



	15. 
	Notwithstanding the design of the Barn 2 porch glazed screen and the Barn 2 cart door glazed screen shown on the submitted plans, precise specifications of treatments for these openings which are sympathetic to the character and setting of the historic barn 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, setting and significance of the listed buildings and the character of the Forest of Bowland Area of Outstanding Natural Beauty.



	16. 
	Notwithstanding the proposed size, proportion and form of rooflights shown on the submitted plans, precise specifications (including projection from the roof slope) of rooflights sympathetic to the character and setting of the listed buildings shall have been submitted to and approved by the Local Planning Authority before their use in the proposed works.

The submission does not suggest that the introduction of rooflights will result in loss or alteration of historic fabric. A justification for any proposed loss or alteration of historic fabric in rooflight installation shall have been submitted to and agreed and approved by the Local Planning Authority before implementation.

Reason :  In order to safeguard important historic fabric.

P.T.O.

	17. 
	The proposed removal and replacement of the existing Barn 1 rooflight shall be undertaken before the approved development is first brought into use.

Reason: In order to safeguard and enhance the character (including setting) and significance of the listed building.



	18. 
	Notwithstanding the proposed degree of set back of windows in Barn 2 opening reveals shown on the submitted plans, precise specifications of more substantial set back sympathetic to the character and setting of the listed buildings shall have been submitted to and approved by the Local Planning Authority before window installation.

Reason : In order to safeguard the character, setting and significance of the listed buildings. 


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. 
	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.


JOHN HEAP

DIRECTOR OF COMMUNITY SERVICES
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