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	DEVELOPMENT PROPOSED:
	Demolition of modern agricultural buildings, conversion of existing farmhouse and two barns with new build, to form residential school for children with severe learning difficulties.

	AT:
	Ward Hall Ward Green Lane Ribchester Lancashire PR3 3YB

	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 proposal as amended by letter and plan received on 11 April 2008 which provides details of parking spaces, smoking shelter, workshop and dining studio and staff room elevational treatment to the education and entrance block.

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



	3. 
	Prior to commencement of development a detailed car park layout plan showing the position of permanently marked spaces and access details that include road markings shall be submitted to and approved, in writing, by the Local Planning Authority in conjunction with the Highway Authority.  The car park and access shall thereafter be constructed in accordance with the details so approved and be available for use before the premises are first brought into use.

REASON:  To comply with Policy G1 of the Ribble Valley Districtwide Local Plan to allow for the effective use of the parking areas and access.

P.T.O.

	4. 
	No traffic leaving the development site shall use Ward Hall Lane north of the development site in order to access Lower Road B6243 by Dilworth Cottage.  A scheme of appropriate signage shall be submitted to and approved in writing by the Local Planning Authority in consultation with the Highway Authority.  The signage scheme so approved shall be installed prior to commencement of use of the premises.

REASON:  In the interest of highway safety in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.



	5. 
	Prior to commencement of development a detailed plan, showing the precise route and method of construction (including surface materials and any lighting) of the footway between the site and B6245 Preston Road, shall be submitted to and approved in writing by the Local Planning Authority in conjunction with the Highway Authority.  The footway shall be constructed in accordance with the details so approved prior to occupation of the development site.  

REASON:  To comply with Policy G1 of the Ribble Valley Districtwide Local Plan to ensure that the Local Planning Authority are satisfied with the details.



	6. 
	Prior to commencement of development a Travel Plan with measurable and enforceable outcomes for its implementation, including a robust strategy for reducing single occupant car journeys, shall be submitted to and approved in writing by the Local Planning Authority.

REASON:  In the interest of highway safety in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.



	7. 
	The development hereby permitted shall not be commenced until details of the landscaping of the site, including wherever possible the retention of existing trees, have been submitted to, and approved in writing by, the Local Planning Authority.  The scheme shall indicate, as appropriate, the types and numbers of trees and shrubs, their distribution on site, those areas to be seeded, turfed, paved or hard landscaped, including details of any changes of level or landform and the types and details of all fencing and screening.  


The approved landscaping scheme shall be implemented in the first planting season following occupation or use of the development, whether in whole or part 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:  In the interests of the amenity of the area and to comply with Policy G1 of the Ribble Valley Districtwide Local Plan.



	8. 
	Prior to commencement of the development the precise specifications of any lighting bollards to be used throughout the development shall have been submitted to and approved in writing by the Local Planning Authority.  The external lighting scheme shall be provided in accordance with the details so approved.  

REASON:  In accordance with Policy G1 of the Ribble Valley Districtwide Local Plan in order that the Local Planning Authority shall be satisfied with the details.



	9. 
	No works shall take place on site until the applicant, or their agent or successors in title, has secured the implementation of a programme of archaeological work. This must be carried out in accordance with a written scheme of investigation which has been submitted by the applicant and approved in writing by the Planning Authority.

REASON:  The site is of archaeological importance and archaeological recording will be necessary during any ground disturbance associated with the development to ensure that anything of archaeological importance may be adequately recorded as required by Policies G1, ENV14 and ENV15 of the Ribble Valley Districtwide Local Plan.



	10. 
	Unless otherwise agreed in writing with the Local Planning Authority the development shall be carried out in strict accordance with the recommendations of the bat survey and report submitted with the application dated 14 January 2008 with further details of the bat access places to be incorporated with the scheme submitted to and approved in writing by the Local Pl Authority prior to commencement of development.

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



	11. 
	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.



	12. 
	Precise specifications and samples of walling and roofing materials and details of any window and door surrounds including materials to be used 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.



	13. 
	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 staff dwellings 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 Policy G1 of the Ribble Valley Districtwide Local Plan.



	14. 
	The occupation of the staff houses hereby approved shall be limited to persons solely or mainly employed by the residential school on the remainder of the site.  

REASON:  In order to comply with Policies G1, G5 and ENV3 of the Ribble Valley Districtwide Local Plan and the Interim SPG "Housing".  The buildings are located in an area where the Local Planning Authority would not normally be minded to grant unrestricted residential use.  



	15. 
	No development approved by this permission shall be commenced until:

a)
A desk study report has been undertaken which assesses the risk of the potential for on site contamination and ground gases.  If the desk study identifies potential contamination and ground gases, a detailed site investigation shall be carried out to address the nature, degree and distribution of contamination and ground gases and shall include an identification and assessment of risk to receptors as defined under the Environmental Protection Act 1990, Part 2a, focusing primarily on risk to human health and controlled waters.  The investigation shall also address implications of the health and safety of site workers on nearby occupied buildings and structures, on services and landscaping schemes and to the wider environmental receptors including ecological systems and property.


The sampling and analytical strategy shall be approved in writing by the Local Planning Authority prior to the start of the site investigation survey.

b)
A remediation statement detailing the recommendations in remedial measures to be implemented within the site.  Such remedial works shall be implemented by the developer prior to the occupation of the site.

c)
On completion of the remedial works the developer shall submit written confirmation in the form of a site completion report to the Local Planning Authority that all works were completed in accordance with the agreed remediation statement.




Relevant planning policy

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Policy EMP9 - Conversions for Employment Uses.

Interim SPG - Housing

Policy 1  General Policy JLSP

Policy 5 - Development outside urban areas JLSP

Policy 12 - Housing Provision JLSP

Policy 7 - Parking Provision JLSP

Policy 21 - Lancashire's Natural and Manmade Heritage JLSP


	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.

P.T.O.



	3. 
	In respect of the archaeological work this will comprise of archaeological building recording and analysis prior to conversion works commencing, and a watching brief during any construction works associated with the development.



	4. 
	Under the terms of the Water Resources Act 1991, the prior written consent of the Environment Agency may be required for any discharge of sewage or trade effluent into water including groundwater via soakaways may be required for any discharge of surface water liable to contamination of such controlled waters or for any discharge of sewage or trade effluent from buildings or fixed plant or into waters which are not controlled waters.  Such consents must comply with the requirements of the Groundwater Regulations 1998 including prior investigation, technical precautions and requisite surveillance and may be withheld.  (Controlled waters include rivers, streams, groundwater, reservoirs, estuaries and coastal waters).


The applicant should ensure that the land proposed for the soakaway has adequate permeability in accordance with BS6297:1983.

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.  



	5. 
	The proposed means of foul drainage should be in accord with the DETR Circular 03/99 Planning Requirements in respect of the use of non-mains sewerage incorporating septic tanks in new development.



	6. 
	The applicant should be advised that whilst development of this site has negligible risk to great crested newts should their presence, or indeed that of any other protected species, be found or suspected during construction activities, works should cease immediately until further advice is sought from Natural England.  



	7. 
	The applicant is advised that in light of the refurbishment of the Angels Restaurant and the location of the kitchens extraction fans it would be appropriate for the applicant to conduct an environmental noise survey which may influence the design details of the staff residential accommodation.


STEWART BAILEY
DIRECTOR OF DEVELOPMENT SERVICES
5

