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	DEVELOPMENT PROPOSED:
	Change of use of redundant barn to office space.

	AT:
	Field Barn at Lowerfold Farm Langho Blackburn Lancashire

	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. 
	This permission shall be implemented in accordance with the amended elevational plan received on 28 October 2005 and the amended site plan received on 4 November 2005.

REASON:  For the avoidance of doubt since the proposal was the subject of agreed amendments.



	3. 
	Precise specifications or samples of walling and roofing materials and details of any surface materials for use on the access track and car park including their colour and texture shall have been submitted to and approved in writing by the Local Planning Authority before their use in the proposed works.

REASON: In order that the Local Planning Authority may ensure that the materials to be used are appropriate to the locality in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.

P.T.O.

	4. 
	The development hereby permitted shall not be commenced until details of the new hedgerow have been submitted to and agreed in writing by the Local Planning Authority.  A Lancashire hedgerow mix, consisting of Hawthorn, Blackthorn, Holly, Hazel and Guelder Rose shall be planted along the boundary of the newly formed visibility splay using 30/45cm bare rooted hedging plants, planted at 20/30cm centres.  The tree planting along the new access track and around the car park shall consist of Oak and Common Ash, planted in groups of 3/5/7 at 3m centres.


The approved landscaping/planting scheme shall be implemented in the first planting season following occupation or use of the development, either in whole or part and shall be maintained for a period of not less than 5 years to the satisfaction of the Local Planning Authority.  The maintenance shall include the replacement of any plant that is removed or dies or is seriously damaged or becomes seriously diseased, by a species of similar size to those originally planted.

REASON:  In the interests of the amenity of the area and to comply with Policy G1 of the Ribble Valley Districtwide Local Plan.



	5. 
	This permission shall inure for the benefit of Yellow Communications Ltd only and not for the benefit of the land nor any other person or persons, whether or not having an interest in the land.

REASON:  Permission would not have been given for the proposed development but for the personal circumstances applying in this case, as the development would otherwise be contrary to Policy G1 of the Ribble Valley Districtwide Local Plan.



	6. 
	The development hereby permitted shall be used for Yellow Communications Ltd in connection with the communication agency business and for no other purpose including any use falling within Class A2 of the Town and Country Planning (Use Classes) Order 1987 as amended.  
REASON:  The permission granted is for a specific use, and it is considered that other uses within the same Use Class may give rise to adverse effects on the locality, contrary to the provisions of Policy G1 of the Ribble Valley Districtwide Local Plan.



	7. 
	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 paviors, or other approved materials.

REASON:  To comply with Policy G1 of the Ribble Valley Districtwide Local Plan and to prevent loose surface material from being carried on to the public highway thus causing a potential source of danger to other road users.



	8. 
	Before the development hereby permitted becomes operative, the existing hedgerow on the highway frontage of the site to Old Langho Road shall be reduced to and be permanently maintained henceforth at a height not greater than 1m above the crown level of the carriageway of Old Langho Road.

REASON:  To comply with Policy G1 of the Ribble Valley Districtwide Local Plan and to ensure adequate visibility for the drivers of vehicles entering and leaving the site.
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	9. 
	Notwithstanding the provisions of the Town and Country Planning General Permitted Development Order 1995 there shall not at any time in connection with the development hereby permitted, be erected or planted, or allowed to remain upon the land hereinafter defined, any building, wall, fence, hedge, tree, shrub or other device.


The visibility splay to be the subject of this condition shall be that land in front of a line drawn from a point 2.4m measured along the centre line of the proposed road from the continuation of the nearer edge of the carriageway of Old Langho Road to points measured 160m south west along the nearer edge of the carriageway of Old Langho Road, from the centre line of the access, and shall be constructed and maintained at footway/verge level in accordance with a scheme to be agreed by the Local Planning Authority in conjunction with the Highway Authority.

REASON:  To comply with Policy G1 of the Ribble Valley Districtwide Local Plan and to ensure adequate visibility at the street junction or site access.



	10. 
	Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (or any Order revoking or re-enacting that Order) any future extensions and/or alterations to the buildings including any development within the curtilage as defined in Schedule 2 Part 1 Classes A to H shall not be carried out without the formal written consent of the Local Planning Authority.

REASON:  In the interests of the amenity of the area in accordance with Policies G1, H16, H17 of the Ribble Valley Districtwide Local Plan.



	11. 
	Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (or any Order revoking or re-enacting that Order) the building(s) shall not be altered by the insertion of any window or doorway without the formal written permission of the Local Planning Authority.

REASON:  In order to safeguard nearby residential amenity in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.



	12. 
	No works can begin until a survey has been conducted by a person, the identity of whom has been previously agreed in writing by the English Nature Species Protection Officer and the Local Planning Authority, to investigate whether the barn is utilised by bats or any other protected species, and the survey results passed to English Nature and the Local Planning Authority.


If such use is established, a scheme for the protection of the species/habitat shall be submitted to and agreed in writing by English Nature and the Local Planning Authority before any work commences on site.

REASON: To comply with Policies G1, ENV7 and H16 of the Ribble Valley Districtwide Local Plan ensuring that no species/habitat protected by the Wildlife and Countryside Act 1981 are destroyed.



	13. 
	Prior to the commencement of development an inspection regime to operate during the construction process should be agreed in writing with the Local Planning Authority.


REASON: In order to ensure the continued structural integrity of the building to meet the requirements of Policies G1 and H16 of the Ribble Valley Districtwide Local Plan.
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	14. 
	This permission shall relate to the proposed conversion in accordance with the structural survey submitted as part of the application and dated 25 August 2005.   Any deviation from the survey may need to be the subject of a further planning application.

REASON:  To comply with Policies G1 and H16 of the Ribble Valley Districtwide Local Plan since the application is for the conversion of the building only.



	15. 
	
All doors and windows shall be in timber and retained as such in perpetuity.

REASON:  To comply with Policies G1, H16 and H17 of the Ribble Valley Districtwide Local Plan to ensure a satisfactory standard of appearance in the interests of visual amenity.



	16. 
	All new and replacement door and window head and sills shall be natural stone to match existing.

REASON:  To comply with Policies G1, H16 and H17 of the Ribble Valley Districtwide Local Plan to ensure a satisfactory standard of appearance in the interests of visual amenity.



	17. 
	All new and replacement gutters shall be cast iron or aluminium supported on 'drive in' galvanised gutter brackets.

REASON:  To comply with Policies G1, H16 and H17 of the Ribble Valley Districtwide Local Plan to ensure a satisfactory standard of appearance in the interests of visual amenity.



	18. 
	Notwithstanding the details shown upon the approved plans, the proposed Velux roof lights shall be of the Conservation Type, recessed with a flush fitting, details of which shall be further submitted to and approved by the Local Planning Authority before development commences upon the site.

REASON:  In the interests of visual amenity in order to retain the character of the barn and to comply with Policies G1, H16 and H17 of the Ribble Valley Districtwide Local Plan.



	19. 
	No development approved by this permission shall be commenced until a scheme for the disposal of foul and surface waters has been approved by the Local Planning Authority.  Such a scheme shall be constructed and completed in accordance with the approved plans.

REASON:  To ensure a satisfactory means of drainage in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.




Relevant planning policy

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy EMP9 - Conversions for Employment Uses.

Policy ENV3 - Development in Open Countryside.

Policy 5 - Development Outside Urban Areas - Joint Lancashire Structure Plan.

Policy 17 - Office Development - Joint Lancashire Structure Plan.
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Summary of reasons for approval

	The proposal has no significant detrimental impact on nearby residential amenity, nor would it have an adverse visual impact or be to the detriment of highway safety.


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. 
	A separate consent is required from the Agency under the terms of the Water Resources Act 1991 for any proposed sewage or trade effluent discharge to a watercourse or other controlled waters, and may be required for discharge to a soakaway.  If the effluent discharged to ground is 2m3 less in any 24 hour period, then consent is not required, providing the discharge is from a private dwelling, is not within 50m of private water supply well, or borehole or of within Groundwater Protection Zone 1 (controlled waters include rivers, streams, groundwater, reservoirs, estuaries and coastal waters).



	4. 
	It is suggested that the soakaway is sited not less than 10m from the nearest watercourse, 10m from any other foul soakaway area, and 50m from the nearest source of potable water supply.




STEWART BAILEY
DIRECTOR OF DEVELOPMENT SERVICES
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