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	DEVELOPMENT PROPOSED:
	Conversion of a redundant stone agricultural building to holiday let.

	AT:
	Spencers Farm Past Lane Bolton-by-Bowland BB7 4PH

	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. [bookmark: Conditions]
	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 by Section 51 of the Planning and Compulsory Purchase Act 2004.


	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:

Site Location Plan 1:1250
Existing Elevations
Site Plan (amended 20.04.2020)
Proposed Elevations/Layout (amended 20.04.2020)

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


P.T.O.

	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.

Reason: 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.


	4. 
	This permission shall relate to the proposed conversion in accordance with the structural report (project no.8497) by Davis Consultants submitted as part of the application. Any deviation from the survey may need to be the subject of a further planning application.

Reason: 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, rainwater goods, roofing/ridge materials including surfacing materials, their colour and texture shall have been submitted to and approved by the Local Planning Authority before their use in the proposed development. All works shall be undertaken strictly in accordance with the details as approved.

Reason: To ensure that the materials to be used are appropriate to the locality.


	6. 
	All 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.

Reason: In order that the Local Planning Authority may ensure that the materials to be used are appropriate to the locality.


	7. 
	The proposed roof lights shall be of Conservation Type, recessed with a flush fitting, and shall be retained as such in perpetuity.

Reason: In order that the Local Planning Authority may ensure that the materials to be used are appropriate to the locality.


	8. 
	Notwithstanding the provisions of The Town and Country Planning (Use Classes) (Amendment) (England) Order 2015, or any equivalent Order following the revocation and re-enactment thereof (with or without modification), the holiday cottage hereby approved shall only be used as holiday accommodation and for no other purpose, including any other purpose within Use Class C3. 

Reason: For the avoidance of doubt, and to avoid an over-intensive use and to ensure that the development remains compatible with the character of the area and the intensity and frequency of usage remains proportionate to the use hereby approved.
P.T.O.

	9. 
	The proposed holiday cottage shall be restricted to short-term holiday purposes only and shall not be occupied at any time as permanent residential accommodation or as a person's main place of residence.

The owners/operators of the site shall maintain an up-to-date register of the names of all owners/occupiers of the cottage, and of their main home addresses, and shall make this information available, on request, to the Local Planning Authority.

Reason: To prevent the permanent residential occupation of the site in a location where new residential development is unacceptable in principle and to define the scope of the permission hereby approved.


	10. 
	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 holiday cottage hereby permitted shall not be altered or extended, no new windows shall be inserted (including rooflights) and no additional buildings or structures shall be erected within its external area unless planning permission has first been granted by the Local Planning Authority. 

Reason: In the interests of the amenity of the area


	11. 
	Details of any lighting to be installed shall be submitted to and approved in writing by the Local Planning Authority before any such installation is carried out. The installation shall then be implemented precisely in accordance with these agreed details which shall then not be varied. Furthermore, no additional external lighting shall be installed without the express written permission of the Local Planning Authority.

Reason:  To safeguard the amenities of the area.


	12. 
	Foul and surface water shall be drained on separate systems.

Reason: To secure proper drainage and to manage the risk of flooding and pollution.


	13. 
	The development shall be carried out in strict accordance with the recommendations and mitigation of the Bat, Barn Owl and Nesting Bird Survey (report ref. 6132) by Envirotech that was submitted with the application.

Reason: To ensure that no species/habitat protected by the Wildlife and Countryside Act 1981 are destroyed or harmed.


P.T.O.

	14. 
	Details of the provisions to be made for artificial bird nesting boxes shall be submitted to, and approved in writing, by the Local Planning Authority. The details shall be submitted on a site plan and include details of the numbers of artificial bird nesting boxes on the granary building. The details shall also identify the actual wall and roof elevations into which the above provisions shall be incorporated.  

The artificial bird boxes shall be incorporated into the building during the conversion works before it is first brought into use.

Reason: In the interests of biodiversity and to enhance nesting/roosting opportunities for species of conservation concern and protected species.



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 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.
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