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	DEVELOPMENT PROPOSED:
	New dwelling to replace existing farmhouse and two barn conversions approved under planning permission 3/2016/0575.

	AT:
	Painley Farm Knott Lane Newsholme Gisburn BB7 4JF 

	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. 
	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:

16.149 003 A: Proposed Site Layout

16.149 004 A: Proposed Floor Plans

16.149 005 A: Proposed Lower Ground

16.149 006 A: Proposed Elevations

16.149 008 A: Site Plan Demolitions/Alterations

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

P.T.O.

	3. 
	Notwithstanding the submitted details, samples of all external surfaces, including surfacing materials and their extents, of the development hereby permitted shall have been submitted to and approved by the Local Planning Authority before their use in the proposed development.  The approved materials shall be implemented within the development in strict 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 and DMG2 of the Ribble Valley Core Strategy.



	4. 
	Elevational and section details, including depth of reveal,  of the proposed windows/glazing/glazing system including details of framing materials 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.

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 DMG2 of the Ribble Valley Core Strategy.



	5. 
	Notwithstanding the submitted details, elevational details of the height and appearance of all boundary treatments, fencing, walling, retaining wall structures and gates to be erected within the development shall have been submitted to and approved by the Local Planning Authority prior to their installation.  The development shall be carried out in strict accordance with the approved details.

Reason:  To comply with Key Statement Policies DMG1 and DMG2 of the Ribble Valley Core Strategy, to ensure a satisfactory standard of appearance in the interests of the visual amenities of the area.



	6. 
	Notwithstanding the submitted details, no development, including any site preparation, demolition, scrub/hedgerow clearance or tree works/removal shall commence or be undertaken on site until a revised Bat/Owl and Protected Species survey has been submitted to and approved in writing by the Local Planning Authority.  For the avoidance of doubt the survey(s) shall be undertaken between the optimal period of 1st of May and 31st of August and shall take account of the recommendations contained within the submitted EPS Scoping Survey.  The submitted details shall include adequate mitigation measures where necessary.

The actions, methods & timings included in any subsequent agreed survey(s) including any mitigation measures identified shall be fully implemented and adhered to throughout the lifetime of the development.

Reason: To protect and conserve the habitats of species of conservation concern and to mitigate/minimise the impact of the development in accordance with Policies DMG1 and EN4 of the Ribble Valley Core Strategy.

P.T.O.

	7. 
	The proposed annex accommodation shall only be occupied as an extended family unit ancillary to and in conjunction with dwelling hereby approved and it shall not be used as a separate unit of living accommodation or be divided by way of sale or sub-letting to form separate residential accommodation.

Reason: To clarify the nature of the consent hereby approved and the creation of an independent dwelling/planning unit would require further consideration against the Development Strategy for the Borough and other relevant Policy considerations as embodied within the Ribble valley Core Strategy.



	8. 
	The garage(s) hereby approved shall be kept available for the parking of vehicles ancillary to the enjoyment of the household and shall not be used for any use that would preclude the ability for their use for the parking of private motor vehicles, whether or not permitted by the provisions of the Town and Country Planning (General Permitted Development) Order 2015 or any order amending or revoking and re-enacting that order.

Reason: To ensure to ensure that adequate parking provision is retained on site that limits the visual impact of the parked motor-vehicle upon the street scene/area in accordance with Policy DMG1 of the Ribble Valley Core Strategy



	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 dwelling or annex/garage 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 dwellings hereby approved 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 in accordance with Policy DMG1 of the Ribble Valley Core Strategy.



	10. 
	The residential curtilage hereby approved shall relate to the area as indicated on the Proposed Site Layout (Dwg No: 16.149 003 A).  No extension of the residential curtilage shall be undertaken without separate planning consent having first been granted by the Local Planning Authority.

Reason: To clarify the nature of the consent hereby approved and to protect against further encroachment into the defined open countryside in accordance with Policy DMH5 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.

P.T.O.



	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.


JOHN HEAP

DIRECTOR OF COMMUNITY SERVICES
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