Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/JS

	Application No: 
	3/2005/1077/P

	Development Proposed:
	Modification of condition No. 5 on planning permission 3/2003/0094/P to allow a further two years for the completion of external works at Barn No. 3 Higher Standen Hey Farm, off Whalley Road, Clitheroe 

	CONSULTATIONS: Parish/Town Council

	Town Council – No representations or observations have been received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV3 - Development in Open Countryside.

Policy H2 - Dwellings in the Open Countryside.

Policy H15 - Building Conversions - Location.

Policy H16 - Building Conversions - Building to be Converted.

Policy H17 - Building Conversions - Design Matters.



	COMMENTS/ENVIRONMENTAL/AONB/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	Planning permission was originally granted for the conversion of this barn into two dwellings on 18 January 2001 under reference 3/00/0501/P.  That permission was subject to a number of conditions, one of which required works to be commenced within two years.  The day before the expiration of that period (ie on 17 January 2003), a second application for the same development was received (3/03/0094/P).  Upon the advice of the then Local Planning Manager, this was treated as a renewal of the extant planning permission and was, accordingly, approved subject to conditions.  Again, one of the conditions (No. 1) required work to be commenced within two years.  This condition has been satisfied by the implementation of highway improvement works and the forming of some of the approved window openings (which have been inspected by the Council’s Building Surveyors).

Condition No. 5 of planning permission 3/03/0094/P required external works to be completed within three years (ie before 8 April 2006).  Because of restrictions placed on work being undertaken by the findings of the bat survey, particularly that there should be no pointing or sealing of crevices between mid November and mid April, the applicant’s agent considers it to be impossible for her client to complete the external works within the prescribed period.  The bat survey results also prevents any works being undertaken to the roof during the months of June, July and August.  As a result of these restrictions it is anticipated that works will have to continue considerably beyond 8 April 2006.  This is why this current application seeks to modify condition No. 5 to allow a further two years for the work to be completed.

The reason for the imposition of condition No. 5 was in order that the Local Planning Authority could retain effective control over the development and to ensure that there is no significant deterioration in the condition of the building.  An update of the original structural survey has been submitted with this current application.  This indicates that there has been no significant deterioration to the fabric of the building and that the proposed scheme of conversion can still be implemented without the need for any further demolition and building works.  As such, and given the legitimate reasons for the delay in building works, I have no objections to this application.



	SUMMARY OF REASONS FOR APPROVAL:

	The extension of the time period for the completion of the external works would have no effects upon the appearance of the completed development.  



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 2 FEB 06














