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	DEVELOPMENT PROPOSED:
	Proposed conversion of an agricultural building to provide holiday accommodation and activities for tourism use. Demolition of attached building and formation of new vehicular access.

	AT:
	Jacksons Barn Bolton-by-Bowland Road Sawley Lancshire

	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 two years beginning with the date of this permission.

REASON:  In accordance with the requirements of Policies G1 and RT3  of the Ribble Valley Districtwide Local Plan and Policies DMG1 and DMB3 of the Core Strategy 2008-2028- A Local Plan for Ribble Valley Regulation 22 Submission Draft  in order that the Local Planning Authority shall retain effective control of the development and to ensure the continued structural integrity of the building.



	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.

REASON:  In accordance with the requirements of Policies G1 and RT3  of the Ribble Valley Districtwide Local Plan and Policies DMG1 and DMB3 of the Core Strategy 2008-2028- A Local Plan for Ribble Valley Regulation 22 Submission Draft  in order that the Local Planning Authority shall retain effective control of the development and to ensure the continued structural integrity of the building.



	3. 
	The permission shall relate to the development as shown on Drawing Numbers 6006 and 6007. 

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

	4. 
	All doors and windows shall be in timber and retained as such in perpetuity.

REASON:  In accordance with the requirements of Policies G1 and RT3  of the Ribble Valley Districtwide Local Plan and Policies DMG1 and DMB3 of the Core Strategy 2008-2028- A Local Plan for Ribble Valley Regulation 22 Submission Draft  in order that the appearance and character of the building is retained.




	5. 
	This permission shall relate to the proposed conversion in accordance with the Structural Appraisal Report by PSA Design Limited (ref D1491rev0) submitted as part of the application and dated September 2011..  Any deviation from the Appraisal Report may need to be the subject of a further planning application.

REASON:  In accordance with the requirements of Policies G1 and RT3  of the Ribble Valley Districtwide Local Plan and Policies DMG1 and DMB3 of the Core Strategy 2008-2028- A Local Plan for Ribble Valley Regulation 22 Submission Draft  in order that the Local Planning Authority shall retain effective control of the development and to ensure the continued structural integrity of the building as permission has been granted for the conversion of the building only.



	6. 
	The development hereby permitted shall be carried out in accordance with the Flood Risk Assessment (FRA) submitted with the application, specifically in relation to the following mitigation measures that are detailed within the FRA:

i. identification and provision of safe routes into and out of the site to an appropriate safe haven. 

ii. finished floor levels to be set no lower than 72.330m above Ordnance Datum.  

These mitigation measures shall be fully implemented prior to the first use of the unit of holiday accommodation hereby permitted and subsequently in accordance with the timing/phasing arrangements that embodies within the scheme, or within any other period as may subsequently be agreed in writing by the Local Planning Authority.

REASON: To ensure safe access and egress to and from the site and to reduce the risk of flooding through the proposed development and to future occupants in accordance with the requirements of National Planning Policy Framework.



	7. 
	The area to be used as 'curtilage' by the future occupiers of the holiday let shall be restricted to the area of the former farmyard that is enclosed by stone walls.  The area of the defined application site outside the stone walls shall be retained with the appearance of an agricultural field (as opposed to a maintained lawn) to the satisfaction of the Local Planning Authority.  

REASON: In the interests of the appearance and character of the locality and to comply with Policies G1 and ENV1 of the Ribble Valley Districtwide Local Plan and Policies DMG1 and DME2 of the Core Strategy 2008 to 2028 A Local Plan for Ribble Valley Regulation 22 Submission Draft.



	8. 
	Prior to the first occupation of the unit of holiday accommodation hereby permitted, the new vehicular access into the site shall be formed, the existing vehicular access shall be removed and two parking spaces and a turning area shall be formed within the site, all in accordance with the details shown on drawing No 6007.  Thereafter, these facilities shall be retained permanently available for their designated use.  Additionally, the existing grass verges shall be maintained such that there would be no planting or structures within them above a height of 0.9m in order to ensure the provision of visibility splays at the site access of 125m in both directions measured form 2.4m back from the edge of the carriageway.  

REASON: In the interests of highway safety and to comply with Policy G1 of the Ribble Valley Districtwide Local Plan and Policy DMG1 of the Core Strategy 2008 to 2028 A Local Plan for Ribble Valley Regulation 22 Submission Draft.



	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 and Owl Survey Report (BAT/11/1086) submitted with the application dated 3 September 2011.

Reason:  To ensure that no species/habitat protected by the Wildlife and Countryside Act 1981 are destroyed. or harmed, and in order to comply with the requirements of Policy ENV7 of the Ribble Valley Districtwide Local Plan and Policy  DME3 of the Core Strategy 2008-2028- A Local Plan for Ribble Valley Regulation 22 Submission Draft.  



	10. 
	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 development dose not give rise to ground conditions that would be prejudicial to the environment in accordance with Policies G1 and ENV13 of the Ribble Valley Districtwide Local Plan and Polices DMG1 and EN2 of the Ribble Valley Core Strategy Regulation 22 Submission Draft.

	11. 
	The unit of accommodation shall not be let to or occupied by any one person or group of persons for a continuous period of longer than 3 months in any one year and in any event shall not be used as a permanent accommodation. A register of such lettings shall be kept and made available to the Local Planning Authority to inspect on an annual basis.

Reason:  In order to comply with Policies G1, G5, ENV1 and  RT3 of the Ribble Valley Districtwide Local Plan and Policies DMG1, DMG2, DME2 and  DMB3  of the Core Strategy 2008-2028- A Local Plan for Ribble Valley Regulation 22 Submission Draft and because the building is located in an area where the Local Planning Authority would not normally be minded to grant permission for the use of a building for a permanent residential accommodation.



	12. 
	No work shall take place on the site until the applicant, or their agent or successors in title, has secured the making of a detailed record of the building.  This must be carried out by a professionally qualified archaeological/building recording consultant or organisation 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 ENV14 of the Ribble Valley Districtwide Local Plan and Policy DME4 of the Core Strategy 2008-2028- A Local Plan for Ribble Valley Regulation 22 Submission Draft.  



	13. 
	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 and Policy DMG1 of the Core Strategy 2008-2028- A Local Plan for Ribble Valley Regulation 22 Submission Draft.  



	14. 
	Prior to the first use of the holiday let hereby permitted, the corrugated structure attached to the stone barn shall have been demolished and all resultant debris and materials shall have been removed from the site.

Reason: To comply with the terms of the application, in the interests of visual amenity, and to comply with Policies G1 and ENV1 of the Ribble Valley Districtwide Local Plan and Policies DMG1 and DME2 of the Core Strategy 2008-2028- A Local Plan for Ribble Valley Regulation 22 Submission Draft.  

 

	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) any future additional structures, hard standing or fences as defined in Schedule 2 Part I Classes E, F and G, and Part II Class A, shall not be carried out without the formal written consent of the Local Planning Authority.

Reason:  In order that the Local Planning Authority shall retain effective control over the development in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan and Policy  DMG1 of the Core Strategy 2008-2028- A Local Plan for Ribble Valley Regulation 22 Submission Draft and in order to ensure that the appearance and character of the existing buildings are retained.  



	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 building  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:  In order that the Local Planning Authority shall retain effective control over the development in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan and Policy  DMG1 of the Core Strategy 2008-2028- A Local Plan for Ribble Valley Regulation 22 Submission Draft and in order to ensure that the appearance and character of the existing building is retained.  



	17. 
	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 that the Local Planning Authority shall retain effective control over the development in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan and Policy  DMG1 of the Core Strategy 2008-2028- A Local Plan for Ribble Valley Regulation 22 Submission Draft and in order to ensure that the appearance and character of the existing building is retained.  




Relevant planning policy

Ribble Valley Districtwide Local Plan

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy ENV7 - Species Protection.

Policy RT1 - General Recreation and Tourism Policy.

Policy RT3 - Conversion of Buildings to Tourism Related Uses.

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 DMG2  Strategic Considerations

Policy DME2  Landscape and Townscape Protection.

Policy DME3  Site and Species Protection and Conservation

Policy DME4  Archaeology and Historic Heritage.

Policy DMB3  Recreation and Tourism Development.

PPS5  Planning for the Historic Environment: Planning Practice Guide (HEPPG).

National Planning Policy Framework (NPPF).

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.

The proposed development will result in the provision of a unit of holiday accommodation to the benefit of the local rural economy and without any seriously detrimental effects upon visual amenity, the amenities of any nearby residents or highway safety.

	


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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