RIBBLE VALLEY BOROUGH COUNCIL

PLANNING PERMISSION CONTINUED
APPLICATION NO.  3/2017/0241                                  DECISION DATE: 28 April 2017

	RIBBLE VALLEY BOROUGH COUNCIL
	
	

	Department of Development
	
	
	
	

	Council Offices, Church Walk, Clitheroe, Lancashire, BB7 2RA
	
	

	Telephone: 01200 425111
	Fax: 01200 414488
	Planning Fax: 01200 414487
	

	Town and Country Planning Act 1990
	
	
	

	PLANNING PERMISSION

	APPLICATION NO:
	3/2017/0241
	
	
	

	DECISION DATE:
	28 April 2017
	
	
	

	DATE RECEIVED:
	20/03/2017
	
	
	

	

	APPLICANT:
	
	
	AGENT:
	
	

	Mr and Mrs Andrew Robinson
Greengates Farm

Skipton Road 

Gisburn

Clitheroe

BB7 4HP 
	
	Mr Andrew Walker 
The Planning and Development Network 

3 Crowtrees Grove

Roughlee

Nelson

BB9 6NE

	
	
	

	
	
	

	
	
	

	
	
	


	DEVELOPMENT PROPOSED:
	Variation of conditions 2 (timetable for completion of external works) from planning permission 3/2015/0620.

	AT:
	Greengates Farm Skipton Road  Gisburn BB7 4HP 

	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 2 years beginning with the date of the original permission 3/2015/0620 (dated 30 November 2015)

Reason: In accordance with the requirements of Policies DMG1 and DMH4 of the Ribble Valley Core Strategy 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 on or before 1 December 2020.

Reasons: In order that the Local Planning Authority retains effective control over the development and to ensure that there is no significant deterioration in the condition of the building contrary to Policies DMG1 and DMH4 of the Ribble Valley Core Strategy.

P.T.O.

	3. 
	The permission shall relate to the development as shown on drawing no: 

4402-1 (Existing Plans) received 2nd September 2015

4402-2D (Existing Elevation and Plans) received 13th November 2015

4402-3D (Proposed Plans) received 13th November 2015

4402-4E (Proposed Elevations) received 13th November 2015

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



	4. 
	Precise specifications or samples of all external surfaces 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: To ensure that the materials to be used are appropriate to the locality in accordance with Key Statements EN2 and Policies DMG1 and DMH5 of the Ribble Valley Core Strategy.



	5. 
	This permission shall relate to the proposed conversion in accordance with the structural survey submitted as part of the application and dated 13th November 2013.  Any deviation from the survey may need to be the subject of a further planning application.

Reason: To comply with Policies DMG1 and DMH4 of the Ribble Core Strategy (Adopted Version) since the application is for the conversion of the building only.



	6. 
	Prior to the commencement of the development, full details of the alignment, height and appearance of all boundary treatment, including but not limited to fences,  walls and gates to be erected shall be submitted to and approved in writing by the Local Planning Authority.  The development shall be carried out in accordance with the approved details prior to first occupation.  

Reason:  To ensure a satisfactory form of development in the interest of visual and residential amenities and in accordance with Key Statements EN2 and Policies DMG1 and DMH4 of the Ribble Valley Core Strategy.



	7. 
	The development hereby permitted shall not be commenced until details of the landscaping of the site, including wherever possible the retention of existing trees, have been submitted to, and approved in writing by, the Local Planning Authority.  The scheme shall indicate, as appropriate, the types and numbers of trees and shrubs, their distribution on site, those areas to be seeded, turfed, paved or hard landscaped, including details of any changes of level or landform and the types and details of all fencing and screening.

Reason:  To ensure a satisfactory form of development in the interest of visual and residential amenities and in accordance with Key Statements EN2 and Policies DMG1 and DMH4 of the Ribble Valley Core Strategy.

P.T.O.

	8. 
	Prior to the commencement of the development, section details at a scale of not less than 1:20 of the proposed door framing and glazing shall have been submitted to and approved by the Local Planning Authority.  The development shall be carried out in accordance with the approved details.

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, EN2 and DME2 of the Ribble Valley Core Strategy.



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

Reason:  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.



	10. 
	All new and replacement door and window surrounds shall be natural stone to match existing.

Reason: 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.



	11. 
	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.



	12. 
	The proposed Velux roof lights shall be of the Conservation Type, recessed with a flush fitting.

Reason:  In the interests of visual amenity in order to retain the character of the barn and to comply with To comply with Key Statement EN2 and Policies DMG1 and DMH4 of the Ribble Valley Core Strategy (Adopted Version).



	13. 
	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, Barn Owl & Nesting Bird Survey submitted with the application dated 1st November 2014.

Reason:  To ensuring that no species/habitat protected by the Wildlife and Countryside Act 1981 are destroyed in accordance with Key Statement EN4 and Policies DMG1 and DME3 of the Ribble Valley Core Strategy (Adopted Version).

P.T.O.

	14. 
	Three bird nesting features shall be incorporated into the proposed development, details of which, including their type and location, shall be submitted to the Local Planning Authority and approved in writing prior to commencement of development.

Reason: To secure replacement bird nesting habitat in accordance with Policies DMG1, DME3 and Key Statement EN4 of the Ribble Valley Core Strategy.



	15. 
	Notwithstanding the provisions of Classes A to H of Part 1 of the Town and Country Planning (General Permitted Development) (England) Order 2015, 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 character and visual amenities of the development and locality and the amenities of nearby residents in accordance with Key Statement EN2 and Policies DMG1, DME2 and DMH4 of the Ribble Valley Core Strategy (Adopted Version).



	16. 
	Notwithstanding the provisions of Class A Schedule 2 Part 2 of the Town and Country Planning (General Permitted Development) (England) Order 2015, or any Order revoking and re-enacting that Order, no gates, walls, fences or other means of enclosure (except for those approved by this consent) 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 character and visual amenities of the development and locality and the amenities of nearby residents in accordance with Key Statement EN2 and Policies DMG1, DME2 and DMH4 of the Ribble Valley Core Strategy (Adopted Version).



	17. 
	Notwithstanding the provisions of Classes A-I of Schedule 2 Part 40 of the Town and Country Planning (General Permitted Development) (England) Order 2015, or any Order revoking and re-enacting that Order, no renewable energy sources shall be attached to the new dwellings or placed 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 character and visual amenities of the development and locality and the amenities of nearby residents in accordance with Key Statement EN2 and Policies DMG1, DME2 and DMH4 of the Ribble Valley Core Strategy (Adopted Version).

P.T.O.

	18. 
	Prior to first occupation of the dwellings hereby approved, details of the bin store shall be submitted to, and approved in writing by, the Local Planning Authority. No part of the development shall be occupied until the agreed provision is completed and made available for use.

Reason: In order that the Council may be satisfied with the details of the proposal and to ensure that the materials to be used are appropriate to the locality.



	19. 
	Prior to the extraction flues being first brought into use all external parts of the flue and cowl and associated fitments shall be coloured black/ a dark matt finish and retained as such at all times in the future unless otherwise agreed in writing with the Local Planning Authority.

Reason:  To ensure a satisfactory appearance and to comply with Key Statement EN2, and Policies DMG1 and DME2 of the Ribble Valley Core Strategy.



	20. 
	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.



	21. 
	The car parking and manoeuvring scheme to be marked out in accordance with the approved plan, before the use of the premises hereby permitted becomes operative and permanently maintained thereafter. 

Reason: To allow for the effective use of the parking areas. 



	22. 
	The layout of the development shall include provisions to enable vehicles to enter and leave the highway in forward gear and such provisions shall be laid out in accordance with the approved plan and the vehicular turning space shall be laid out and be available for use before the development is brought into use and maintained thereafter. 

Reason: Vehicles reversing to and from the highway are a hazard to other road users. 

P.T.O.

	23. 
	Once works commence on the site, should site operatives discover any adverse ground conditions and suspect it to be contaminated, they should report this to the Site Manager and the Contaminated Land Officer at Ribble Valley Borough Council.  Works in that location should cease and the problem area roped off. A Competent Person shall be employed to undertake sampling and analysis of the suspected contaminated materials. A Report which contains details of sampling methodologies and analysis results, together with remedial methodologies shall be submitted to the Local Planning Authority for approval in writing. The approved remediation scheme shall be implemented prior to further development works taking place and prior to occupation of the development.

Should no adverse ground conditions be encountered during site works and/or development, a Verification Statement shall be forwarded in writing to the Local Planning Authority prior to occupation of the building(s), which confirms that no adverse ground conditions were found.

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



	24. 
	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  Core Strategy Policy DMG1.




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.
P.T.O.



	4. 
	This consent requires the construction, improvement or alteration of an access to the public highway.  Under the Highways Act 1980 Section 184 the County Council as Highway Authority must specify the works to be carried out.  Only the Highway Authority or a contractor approved by the Highway Authority can carry out these works and therefore before any access works can start you must contact the Environment Directorate for further information by telephoning Area Surveyor East 01254 823831 or writing to the Area Surveyor East, Lancashire County Council, Area Office, Riddings Lane, Whalley, Clitheroe BB7 9RW quoting the planning application number.
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