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	DEVELOPMENT PROPOSED:
	Alterations to existing dwelling and extension into adjacent attached barn.

	AT:
	Cowley Brook Farm Higher Road Longridge PR3 2YX

	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.

Reasons: To comply with Policies DMG1 and DMH4 of the Ribble Valley Core Strategy Adopted Version.



	2. 
	Unless explicitly required by condition within this consent, the development hereby permitted shall be carried out in complete accordance with the proposals as detailed on drawings:

3311/01 (Survey)

3311/02 (Location Plan)

3311/03 Rev A (Farmhouse Alterations, Proposed Plans, Sections and Elevations)

3311/07 Rev A (Block Plan)

Reason: For the avoidance of doubt and to clarify which plans are relevant.



	3. 
	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: To comply with Policies DMG1 and DMH4 of the Ribble Valley Core Strategy Adopted Version.



	4. 
	No development shall take place until the applicant, or their agent or successors in title, has secured the implementation of a programme of archaeological building recording. 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 site.



	5. 
	Precise specifications or samples of walling and roofing 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: To ensure that the materials to be used are appropriate to the locality in accordance with Policies DMG1 and DMH4 of the Ribble Valley Core Strategy.



	6. 
	All new and replacement windows and doors shall be constructed in timber with stone surrounds, of which the elevational and section details shall have been submitted and agreed in writing by the Local Planning Authority prior to their use in the development. The development shall be carried out in strict accordance with the approved details; the approved details shall thereafter be retained in perpetuity unless otherwise agreed in writing by the Local Planning Authority.

Reason: To comply with Policies DMG1 and DMH4 of the Ribble Valley Core Strategy, to ensure a satisfactory standard of appearance in the interests of the visual amenities of the area and to protect the character and appearance of the property to be converted.



	7. 
	Notwithstanding the submitted details, the proposed roof lights shall be of the Conservation Type, recessed with a flush fitting, details of which shall be submitted to and approved by the Local Planning Authority prior to installation. The development shall be carried out in strict accordance with the approved details.

Reason:  To comply with Policies DMG1 and DMH4 of the Ribble Valley Core Strategy, to ensure a satisfactory standard of appearance in the interests of the visual amenities of the area and to protect the character and appearance of the property to be converted.



	8. 
	All new and replacement gutters shall be cast iron or aluminium supported on 'drive in' galvanised gutter brackets.

Reason: To comply with To comply with Key Statement EN2 and Policies DMG1 and DMH4 of the Ribble Valley Core Strategy (Adopted Version) to ensure a satisfactory standard of appearance in the interests of visual amenity.



	9. 
	Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) (England) Order 2015 or any Order revoking and re-enacting that Order, the development hereby permitted shall not be altered or extended, no new windows shall be inserted, no alterations to the roof shall be undertaken and no buildings or structures shall be erected within the curtilage of the dwelling 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 character and visual amenities of the immediate area and the character and the appearance of the property  in accordance with Policies DMG1 and DMH4 of the Ribble Valley Core Strategy.



	10. 
	Prior to the commencement of development full details of the colour, form and texture of all hard landscaping (ground surfacing materials) shall have been submitted to and approved in writing by the Local Planning Authority.  All works shall be undertaken strictly in accordance with the details as approved, and shall be completed in all respects before the final completion of the development and thereafter retained.

Reason:  To ensure a satisfactory form of development in the interest of the visual amenity of the area and in accordance with Policies DMG1, EN2, and DME2 of the Ribble Valley Core Strategy.



	11. 
	Before any development is commenced, proposals for the landscaping of the site, to include provision for the retention and protection of existing trees and shrubs, if any, thereon, together with any means of enclosure proposed or existing within or along the curtilage of the site shall be submitted to and approved by the Local Planning Authority by means of a large scale plan and a written brief.  All proposed and existing trees and shrubs shall be correctly described and their positions accurately shown.  Upon approval such new planting shall be carried out during the planting season October/March inclusive, in accordance with the appropriate British Standards for ground preparation, staking, etc., in BS4428:1989 (1979), immediately following commencement of the development.  The landscaping shall thereafter be maintained for five years during which time any specimens that are damaged, dead or dying shall be replaced and hence the whole scheme shall thereafter be retained.

Reason:  Pursuant to Section 197 of the Town and Country Planning Act 1990 and to protect and enhance the appearance and character of the site and the locality and in accordance with Policies DMG1, EN2, and DME2 of the Ribble Valley Core Strategy.



	12. 
	Before the access is used for vehicular purposes, that part of the access extending from the highway boundary for a minimum distance of 5m into the site shall be appropriately paved in tarmacadam, concrete, block paviours, or other approved materials. 

Reason: To prevent loose surface material from being carried on to the public highway thus causing a potential source of danger to other road users.



	13. 
	The parking facilities shown on the plan ref 3311/07 Rev A (Block Plan) hereby approved shall be surfaced or paved and made available prior to the occupation of the extension; such parking facilities shall thereafter be permanently retained for that purpose (notwithstanding the Town and Country Planning (General Permitted Development) Order 2015).

Reason:  In the interest of highway safety and to ensure adequate parking is available within the site and to comply with Policies DMG1 and DMG3 of the Ribble Valley Core Strategy.



	14. 
	The development hereby permitted shall be undertaken outside the nesting bird season [March - August inclusive].  

Reason: To protect nesting birds in accordance with DMG1, DME3 and Key Statement EN4 of the Ribble Valley Core Strategy.  



	15. 
	No development shall take place until details of the provisions to be made for building dependent species of conservation concern, artificial bird nesting boxes and artificial bat roosting sites have been submitted to, and approved in writing by the Local Planning Authority. The details shall be submitted on a dwelling/building dependent bird/bat species development site plan and include details of the numbers of artificial bird nesting boxes and artificial bat roosting sites on the barn. The details shall also identify the actual wall and roof elevations into which the above provisions shall be incorporated.  The artificial bird/bat boxes shall be incorporated into the dwellings during the conversion works before the dwelling 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 protected species in accordance with Section 9 of the NPPF, and Key Statement EN4 and Policies DMG1 and DME3 of the Ribble Valley Core Strategy.  




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. 
	Note: The programme of works should include the creation of a photographic record of the two traditional barns to be converted. This should be undertaken to the guidelines and standards set out in "Recording Historic Buildings" (Historic England 2016). This work shall be carried out by an appropriately qualified and experienced professional building recording to the standards and guidance of the Chartered Institute for Archaeologists (CIfA, see www.archaeologists.net).

	5. 
	All bats, birds and their roosts 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.  Should any bats/birds or evidence of bats/birds 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.
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