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	DEVELOPMENT PROPOSED:
	Change of use of stone barn to four bedroom house.

	AT:
	Mill House Farm Chipping Road Chaigley BB7 3LS

	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 development hereby permitted shall be carried out in complete accordance with the details shown on the submitted plans as amended on 11th November 2013, drawing reference numbers 389/5A 'proposed elevations and section'; 389/6 'proposed section'; 389/2 'site plan' and 389/4A 'proposed floor plans'.  

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



	3. 
	Precise specifications or samples of walling and roofing materials and details of any surface materials to be used, including but not limited to rainwater goods, shall be submitted to and approved in writing 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 having regard to the location of the site within the Forest of Bowland Area of Outstanding Natural Beauty, to ensure compliance with Policies G1 and H17 of the Ribble Valley Districtwide Local Plan, and Policies DMG1, DMH3 and DMH4 of the Core Strategy (Regulation 22 Submission Draft Post Submission Version).

P.T.O.

	4. 
	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 Policies G1, ENV14 and ENV15 of the Ribble Valley Districtwide Local Plan.



	5. 
	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, and Policies DMG1, DMH3 and DMH4 of the Core Strategy (Regulation 22 Submission Draft),  to ensure a satisfactory standard of appearance in the interests of visual amenity.



	6. 
	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 in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan, Policy DMG1 and Key Statement EN5 of the Core Strategy (Regulation 22 Submission Draft).



	7. 
	Notwithstanding the provisions of the Town and Country Planning General Permitted Development Order 1995 (or any order revoking or re-enacting that Order) no extensions, external alterations, additional structures, hard standings or fences, including any development within the curtilage as defined in Schedule 2 Part 1 Classes A to H, and Part II Class A, shall be carried out without the formal consent of the Local Planning Authority.

Reason:  In order that the Local Planning Authority shall retain effective control over the development, having regard to the location of the site within the Forest of Bowland Area of Outstanding Natural Beauty, to ensure compliance with Policies G1 and H17 of the Ribble Valley Districtwide Local Plan, and Policies DMG1, DMH3 and DMH4 of the Core Strategy (Regulation 22 Submission Draft Post Submission Version).



	8. 
	In accordance with the submitted bat survey (dated 24th September 2013) no development shall take place during the bat hibernation season (October to April inclusive) unless otherwise agreed in writing by the Local Planning Authority.  

Reason:  In the interests of protected species in accordance with Policies G1 and ENV7 of the Ribble Valley Districtwide Local Plan, Policies DMG1 and DME3 and Key Statement EN5 of the Core Strategy (Regulation 22 Submission Draft Post Submission Version).  



	9. 
	The proposed conversion shall be carried out in accordance with the structural survey unless otherwise agreed in writing by the Local Planning Authority.  

Reason:  To comply with Policies G1 and H16 of the Ribble Valley Districtwide Local Plan and Policies DMG1, DMH3 and DMH4 of the Core Strategy (Regulation 22 Submission Draft Post Submission Version) as the planning permission for the conversion of the building only.  P.T.O.

	10. 
	(a) A barn owl roosting/nesting box shall be provided within 200m of the barn at least 30 days prior to the commencement of development and shall remain in place until at least 30 days after the permanent provision required by condition 6(d) below is available for use. The siting and design of the roosting/nesting box shall accord with details that shall first be submitted to and approved in writing by the local planning authority and the barn owl box shall not subjected to direct disturbance once in place.  

(b) Within the 14-days immediately prior to any works to the barn, a pre-development barn owl survey shall be undertaken by a suitably qualified surveyor.  For the avoidance of doubt, the survey shall include mitigation measures and timing of works.  A copy of the survey report shall be submitted to the planning authority at least 72-hours prior to the commencement of the works and the development shall thereafter be carried out in accordance with the survey.  

(c) If the survey undertaken under condition 6(b) establishes that barn owls are nesting in the barn, no development shall take place between 1 March and 31 August inclusive or at any other time while barn owls are nesting, unless otherwise agreed in writing by the local planning authority.  

(d) A permanent accessible roosting/nesting space for barn owls shall be provided prior to first occupation of the dwelling in accordance with details that shall first be agreed in writing by the local planning authority prior to the commencement of development.  Thereafter, this permanent provision shall be thereafter retained at all times unless otherwise agreed in writing by the local planning authority.  

Reason:  To secure the long-term protection of the barn owl species in the

locality by maintaining continuity and permanence of a roosting/nesting opportunity on the site and to enable the planning authority to fulfil its obligations under Section 25 (1) of the Wildlife and Countryside Act 1981, having regard to Policies G1 and ENV7 of the Ribble Valley Districtwide Local Plan, Policies DMG1 and DME3 and Key Statement EN5 of the Core Strategy (Regulation 22 Submission Draft Post Submission Version).  



	11. 
	Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 there shall not at any time in connection with the development hereby permitted be erected or planted or allowed to remain upon the land hereinafter defined any building, wall, fence, hedge, tree, shrub or other device.  The visibility splay to be the subject of this condition shall be that land in front of a line drawn from a point 2.4 metres measured along the centre line of the existing access from the continuation of the nearer edge of the carriageway of Chipping Road to points measured 120m in each direction along the nearer edge of the carriageway of Chipping Road and shall be constructed and maintained at footway/verge level in accordance with a scheme to be agreed by the Local Planning Authority in conjunction with the Highway Authority. 

Reason: To ensure adequate visibility at the street junction or site access in the interests of highway safety, having regard to Policy G1 of the Ribble Valley Districtwide Local Plan, and Policy DMG1 of the Core Strategy (Regulation 22 Submission Draft Post Submission Version).



	12. 
	Prior to the first occupation of the development hereby permitted, the existing hedge on the highway frontage of the site to Chipping Road shall be reduced to and be permanently maintained thereafter at a height not greater than 900m above the crown level of the carriageway of Chipping Road.

Reason: To ensure adequate visibility for the drivers of vehicles entering and leaving the site in the interests of highway safety, having regard to Policy G1 of the Ribble Valley Districtwide Local Plan, and Policy DMG1 of the Core Strategy (Regulation 22 Submission Draft Post Submission Version).

P.T.O.

	13. 
	The roof lights proposed in the south west roof slope (rear) shall be of the Conservation Type, recessed with a flush fitting unless otherwise agreed in writing by the Local Planning Authority.  

REASON:  In the interests of visual amenity in order to retain the character of the barn in accordance with Policies G1, H16 and H17 of the Ribble Valley Districtwide Local Plan and Policies DMG1, DMH3 and DMH4 of the Ribble Valley Core Strategy (Regulation 22 Submission Draft Post Submission Version).



	14. 
	Notwithstanding the submitted plans and prior to the first occupation of the development hereby permitted, a scheme for the provision of three car parking spaces shall be submitted to and approved in writing by the local planning authority.  The spaces shall be made available for use on the first occupation of the development and shall be thereafter retained at all times for the parking of vehicles.    

Reason:  To ensure adequate off road parking is provided and retained, having regard to Policy G1 of the Ribble Valley Districtwide Local Plan, and Policy DMG1 of the Core Strategy (Regulation 22 Submission Draft Post Submission Version).

	15. 
	The foul drainage shall connect to the existing septic tank serving Mill House and surface water shall drain to the existing soakaway as stated in the planning application forms.  Any deviation shall be first agreed by the local planning authority and development shall be carried out in accordance with the approved details. 

Reason:  To prevent pollution of the water environment and to ensure satisfactory provision for foul and surface waters in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.




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. 
	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 .



	5. 
	Bats and barn owls are fully protected under the Wildlife and Countryside Act 1981 (as amended by the Countryside and Rights of Way Act 2000) and are further protected under The Conservation of Habitats and Species Regulations 2010 (as amended).  Should any bats or barn owls be found prior to or during development, work must stop immediately and Natural England contacted for further advice. This is a legal requirement under the Wildlife and Countryside Act 1981 (as amended) and applies to whoever carries out the work. All contractors on site should be made aware of this requirement and given the relevant contact number for Natural England, which is via the Bat Conservation Trust on 0845 1300 228.

P.T.O.



	6. 
	The applicant is advised that they have a duty to adhere to the regulations of Part IIA of the Environmental Protection Act 1990, the Town and Country Planning Act 1990 and the current Building Control Regulations with regards to contaminated land. In the event that contamination is found at any time when carrying out the approved development that was not previously identified it should be reported in writing immediately to the Contaminated Land Officer at Ribble Valley Borough Council. Responsibility for ensuring that the contamination is dealt with appropriately rests with the applicant.


JOHN HEAP

DIRECTOR OF COMMUNITY SERVICES
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