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	DEVELOPMENT PROPOSED:
	Application for the variation of condition 3 (external works of the development shall be completed before the expiration of three years from the date of permission) from planning permission 3/2016/1027.

	AT:
	Fish House Farm Fish House Lane Chipping PR3 2GQ

	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. 
	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:

2670-1 (Barn Conversions Unit 1)

2670-2 (Barn Conversions Unit2+3)

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



	2. 
	All the external works of the development hereby permitted shall be completed before 19 December 2022.

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



	3. 
	The existing buildings earmarked for demolition on the approved plans shall be demolished and all resultant materials removed from the site prior to the commencement of any building works being carried out on the barns hereby approved for conversion.

Reason: To safeguard the amenity of the locality in accordance with Policy DMG1 of the Ribble Valley Core Strategy.

P.T.O.

	4. 
	This permission shall relate to the proposed conversion in accordance with the structural condition report submitted as part of the application and dated September 2016. 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.



	5. 
	Notwithstanding the submitted details, precise specifications or samples of walling, door/window surrounds, fascia/barge boards and roofing/ridge materials including surfacing, their colour and texture 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 and preserve the character of the barns to be converted 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, 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. 
	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 before their use in the proposed development. 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.

P.T.O.

	9. 
	The window serving the 'snug' in the west facing gable elevation of dwelling no.2 shall be fitted with obscure glass and obscure glazing shall be retained at all times thereafter. The obscure glazing shall be to at least Level 3 on the Pilkington Levels of Privacy, or such equivalent as may be agreed in writing by the local planning authority.

Reason: To ensure the protection of privacy for neighbouring occupiers, and in the interests of residential amenity, in accordance with Policy DMG1 of the Ribble Valley Core Strategy.



	10. 
	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.



	11. 
	The development shall be carried out in strict accordance with the summary and recommendations of the Protected Species Scoping Survey (dated 21.10.2016) that was submitted with the application.

The actions, methods & timings of the work required to Barn 'A' must be carried out in complete accordance with the Method Statement by Dave Anderson dated 15.10.2018 (approved under discharge of conditions application 3/2018/0983).

Prior to commencement of the development of Barn 'B' which is host to a maternity roost of brown long eared bats a mitigation and compensation scheme including appropriate protected species license details shall be submitted to and agreed in writing by Natural England and the Local Planning Authority.

The actions, methods & timings included in the mitigation measures identified and the conditions of the Natural England License shall be fully implemented and adhered to throughout the lifetime of the development.

Reason: To ensure that no species/habitat protected by the Wildlife and Countryside Act 1981 are destroyed or harmed, and in order to comply with the requirements of Policy DME3 of the Ribble Valley Core Strategy.



	12. 
	The bird nesting features as shown on the approved plans shall be incorporated into the buildings during the construction stage of the development and made available for use before the dwelling hereby approved is first occupied and thereafter retained.

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

P.T.O.

	13. 
	The approved landscaping details shall be implemented in the first planting season following occupation or use of the development and shall be maintained thereafter for a period of not less than 5 years to the satisfaction of the Local Planning Authority.  This maintenance shall include the replacement of any tree or shrub which is removed, or dies, or is seriously damaged, or becomes seriously diseased, by a species of similar size to those originally planted.

Reason: To comply with Policy DMG1 and EN2 of the Ribble Valley Core Strategy Adopted Version.



	14. 
	Prior to commencement of any site works including delivery of building materials and excavations for foundations or services all trees shown to be retained shall be protected in accordance with the BS5837:2012 [Trees in Relation to Demolition, Design & Construction].

The protection zone must cover the entire branch spread of the trees, [the area of the root soil environment from the trunk to the edge of the branch spread] and shall remain in place until all building work has been completed and all excess materials have been removed from site including soil/spoil and rubble.

During the building works no excavations or changes in ground levels shall take place and no building materials/spoil/soil/rubble shall be stored or redistributed within the protection/exclusion zone, in addition no impermeable surfacing shall be constructed within the protection zone.

No tree surgery or pruning shall be implemented without prior written consent, which will only be granted when the local authority is satisfied that it is necessary is in accordance with BS3998 for tree work and carried out by an approved arboricultural contractor.

Reason: In order to ensure that any trees affected by development and considered to be of visual, historic or botanical value are afforded maximum physical protection from the potential adverse effects of development.



	15. 
	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).

P.T.O.

	16. 
	Notwithstanding the provisions of Classes A-I of Schedule 2 Part 14 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).



	17. 
	Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) (England) Order 2015 or any Order revoking and re-enacting that Order, no external lighting/floodlighting or building mounted lighting shall be shall be erected or placed anywhere within the site to which this consent relates without written consent from the Local planning Authority.

Reason: To enable the Local Planning Authority to exercise control over development which could prove materially harmful the character and visual amenities of the immediate area in accordance with Policies DMG1 and DMH4 and of the Ribble Valley Core Strategy.



	18. 
	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 dwellings and garages 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 and the character and the appearance of the property to be converted in accordance with Policies DMG1 and DMH4 of the Ribble Valley Core Strategy.



	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. 
	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. 

P.T.O.

	21. 
	The garages hereby approved shall be kept available for the parking of vehicles ancillary to the enjoyment of the households 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 and to ensure that the visual impact of the parked motor-vehicle upon the landscape is minimised in accordance with Policies DMG1, DMG3 and DMH4 and of the Ribble Valley Core Strategy.



	22. 
	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,




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).

P.T.O.

	5. 
	The grant of planning permission does not entitle a developer to obstruct a right of way and any proposed stopping-up or diversion of a right of way should be the subject of an Order under the appropriate Act. Public Footpath FP 3 12 FP87 passes through the site.
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