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	DEVELOPMENT PROPOSED:
	Proposed conversion of an agricultural building to a camping bunk barn with pedestrian access from public right of way (footpath 43).

	AT:
	Hill House Farm Sawley Road Grindleton BB7 4QS

	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 drawing no.:

Location Plan - received 29th October 2014

2007a - Proposed Site Plan and Floor Layouts - received 16th December 2014

2008a - Proposed Elevations - received 16th December 2014

2009 - Site Plan - received 29th October 2014

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



	3. 
	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 buildings.

P.T.O.

	4. 
	The existing materials or, in default, salvaged second hand materials that in all respects are identical to those used on the existing building shall be employed on the external faces of the development hereby permitted. Samples of all external surfaces (including details and extents of surfacing) of the development hereby permitted shall have been submitted to and approved by the Local Planning Authority before their use in the proposed development.

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 DMG1 and DME2 of the Ribble Valley Core Strategy (Adoption Version).



	5. 
	Prior to the commencement of the development, section details at a scale of not less than 1:20 of the eaves, guttering/rain water goods, glazing/window profiles and window/door reveals shall have been submitted to and approved by the Local Planning Authority. The development shall be carried out in strict accordance with the approved details prior to the development hereby approved being brought into use.

Reason:  In order that the Local Planning Authority may ensure that the detailed design of the proposal is appropriate to the locality in accordance with Policies DMG1 and DME2 of the Ribble Valley Core Strategy (Adoption Version).



	6. 
	Notwithstanding the details shown on the approved plans, any proposed new openings in the roof of the barn shall be constructed of glass slips/slates and details including the size, location and specification of the proposed glazing, shall have been submitted to and approved by the Local Planning Authority before their use in the proposed development.

Reason: In the interests of visual amenity in order to retain the character of the barn and to comply with Policies DMG1, EN2, and DME2 of the Ribble Valley Core Strategy (Adoption Version).



	7. 
	No development shall take place until details of the provisions to be made for artificial bat roosting have been submitted to, and approved in writing by the Local Planning Authority. The details shall identify the actual wall and roof elevations into which the above provisions shall be incorporated.  These enhancement measures shall be incorporated into the building before it is first brought into use, unless otherwise agreed in writing by the Local Planning Authority. 

Reason: In the interests of biodiversity and to enhance nesting/roosting opportunities for species of conservation concern and reduce the impact of development in accordance with Policies DMG1 and EN4 of the Core Strategy (Adoption Version).



	8. 
	Unless otherwise agreed in writing with the Local Planning Authority the development shall be carried out in strict accordance with the recommendations of the European Protected Species Survey dated 27th May 2014 that was submitted with the application. 

Reason: In the interests of biodiversity and to enhance nesting/roosting opportunities for species of conservation concern and reduce the impact of development in accordance with Policies DMG1 and EN4 of the Core Strategy (Adoption Version).



	9. 
	All doors and windows shall be of timber framed construction and retained as such in perpetuity.

Reason:  In order that the Local Planning Authority may ensure that the detailed design of the proposal is appropriate to the locality in accordance with Policies DMG1 and DME2 of the Ribble Valley Core Strategy (Adoption Version).

P.T.O.

	10. 
	The permission hereby granted is for the conversion of the existing building only and does not imply or grant consent for any demolition and rebuilding of any external walls of the building.

Reason:  To define the permission and to prevent inappropriate rebuilding or new build within an area subject to policies of development restraint in accordance with Policies DMG1 and DME2 of the Ribble Valley Core Strategy (Adopted Version).



	11. 
	Prior to the first use or occupation of the development hereby permitted, a detailed scheme for the provision of dedicated parking to serve the bunk barn, located adjacent to Hill House Farmhouse, as indicated on the location plan, shall have been submitted to and approved by the Local Planning Authority.  The parking provision shall be laid out and completed in full accordance with the approved details prior the development being first brought into use, the approved scheme shall be permanently maintained solely for the occupiers of the bunk barn thereafter, and shall not be otherwise disposed of. 

Reason: For the avoidance of doubt, and to ensure parking provision for potential users of the bunk barn is retained and in a location which does not detract from the character and appearance of the area in accordance with Policies DMG1 and DME2 of the Ribble Valley Core Strategy (Adoption Version).



	12. 
	There shall be no vehicle access for users/visitors to the camping/bunk house barn hereby permitted. The only vehicle access permitted shall be for service and maintenance purposes and no formal access track shall be formed, constructed or provided to allow for the servicing and maintenance of the property.

Reason: For the avoidance of doubt and to protect the rural character of the remote barn and the character of the defined open countryside in accordance with Policies DMG1 and DME2 of the Ribble Valley Core Strategy (Adoption Version).



	13. 
	The premises shall not be let to any person or connected group of persons for a period exceeding 28 days in any one calendar year.

Reason: To ensure that the conversion remains compatible with the character of the area and the intensity and frequency of usage remains proportionate to the use hereby approved in accordance with Policies  DMG1, EC3 and DME2 of the Ribble Valley Core Strategy (Adoption Version).



	14. 
	A bound register of all occupants of the accommodation hereby approved shall be maintained at all times and shall be made available for inspection by the Local Planning Authority on request. The register shall comprise consecutively numbered pages, which shall be kept in order, and each entry shall contain the name and address of the principal occupier together with the dates of occupation. 

Reason: To ensure that the conversion remains compatible with the character of the area and the intensity and frequency of usage remains proportionate to the use hereby approved in accordance with Policies DMG1, EC3 and DME2 of the Ribble Valley Core Strategy (Adoption Version).



	15. 
	Notwithstanding the provisions of the Town and Country Planning (Use Classes) Order 1987 (as amended or re-enacted) and the Town and Country Planning (General Permitted Development) Order 1995 (as amended or re-enacted) the barn shall only be used as a bunkhouse or camping barn and for no other purpose, including any other purpose within Use Class C1.

Reason: For the avoidance of doubt, and to avoid an over-intensive use detrimental to the quite rural character of this isolated barn in accordance with Policies DMG1 and DME2 of the Ribble Valley Core Strategy (Adoption Version).

P.T.O.

	16. 
	Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (or any Order revoking, amending or re-enacting that Order) any future extensions or external alterations to the building including the insertion of any new openings to the external surface of the building (including any roof plane) and any development within the curtilage shall not be carried out without the formal written consent of the Local Planning Authority.

Reason: To ensure that subsequent alterations preserve the traditional rural character of the building, and protect the character and appearance of the area in accordance with Policies DMG1 and DME2 of the Ribble Valley Core Strategy (Adoption Version).



	17. 
	Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (or any Order revoking, amending or re-enacting that Order) no external lighting or illumination shall be mounted on the building without the formal written consent of the Local Planning Authority.

Reason: To ensure that any external illumination can be fully considered and controlled in the interests of preserving the character and appearance of the area in accordance with Policies DMG1 and DME2 of the Ribble Valley Core Strategy (Adopted Version).




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.



	4. 
	The development is shown to be adjacent to or affect Electricity North West operational land or electricity distribution assets. Where the development is adjacent to operational land the applicant must ensure that the development does not encroach over either the land or any ancillary rights of access or cable easements. The applicant should verify such details by contacting Electricity North West, Estates and Wayleaves, Frederick Road, Salford, Manchester M6 6QH.

Electricity North West offers a fully supported mapping service at a modest cost for our electricity assets. This is a service, which is constantly updated by our Data Management Team (Tel No. 0800 195 4749) and I recommend that the applicant give early consideration in project design as it is better value than traditional methods of data gathering. It is, however, the applicant's responsibility to demonstrate the exact relationship on site between any assets that may cross the site and any proposed development.




JOHN HEAP
DIRECTOR OF COMMUNITY SERVICES
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