Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: SW/CMS

	Application No: 
	3/2008/0976/P

	Development Proposed:
	Application for approval of details reserved by condition relating to conditions 3, 5, 6, 7, 8, 9, 11, 12 and 15 of planning consent 3/2008/0017/P at Ward Hall, Ward Green Lane, Ribchester

	CONSULTATIONS: Parish/Town Council

	Parish Council – Not consulted.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – No comments or objections on highway safety grounds.

Environment Agency – Consider that the details as submitted are satisfactory and have no objection to the discharge of condition 11.

County Planning Travel Plan Advisor – Confirmed that the plan meets our requirements and recommends that planning condition 6 is discharged.

RVBC EHO – The submitted report from Curtins Consulting Ltd indicates that a thorough investigation has been carried out and that suitable remedial measures to the found contaminants have been proposed.  I therefore conclude that the investigation and subsequent report are satisfactory.

County Archaeology – The submitted report meets with LCAS approval and thus the condition can be discharged.

RVBC Countryside Officer – The landscaping plan no’d WHF.01B meets the requirements of both the formal internal planting and informal traditional landscape boundary.  The planting schedule is in accordance with the landscape brief that we provided last year.

	CONSULTATIONS: Additional Representations.

	No representations have been received.

	RELEVANT POLICIES:

	N/A.

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

	This application seeks to discharge a number of conditions attached to planning approval 3/2008/0017/P which detailed the 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.  The conditions sought for discharge (all of which are details to be submitted prior to commencement of development) are as follows:

Condition 3

This required submission of a detailed car park layout prior to commencement of development.  Plan Ref L2652GA08 dated November 2008 shows a detailed car park layout which the County Surveyor has raised no objection to.  Condition 3 should thus be discharged.

Condition 5

This required a detailed plan be submitted showing the precise route and method of construction of a footway between the site and B6245 Preston Road.  Plan WHF.03A dated December 2008 clearly shows the route of a 1.2m wide boundary gravel footpath with timber board edging that links the application site to the main road/footpath network.  The path would run parallel to the main road in part and emerge at the point where there is a bus stop in situ.  This will involve the removal of a section of existing hedgerow with a timber bridleway gate (inward opening to the field) being sited at the back of the hedgerow – the bound gravel pathway would continue through the hedge way abutting the existing tarmac pavement.  The pathway would be lit by a number of lighting bollards, which, according to the submitted lighting schedule, would be 1m high.  I consider that the route of the path is logical and would not have a scarring effect of the landscape and that the lighting shown would not prove detrimental to either visual or surrounding residential amenity.  The means of emergence onto the main road does not raise concerns from the Highway Engineer and the loss of the small section of hedgerow is accepted at this location.  Sufficient details have been submitted to discharge this condition.

Condition 6

Required the submission of a travel plan with measurable and enforceable outcomes for its implementation.  A school travel plan has been submitted and LCC have stated that the plan meets their requirements and thus the condition should be discharged.

Condition 7

This required the submission of a detailed landscaping scheme for the site.  Drawing WHF.01B dated September 2008 provides landscaping proposals for the site location broken down as follows.  Native tree and hedgerow planting schedules are shown to the car parking area, hedge planting, site boundary native hedge and hedgerow planting and site boundary tree planting.  All of these are in accordance with the landscape brief the Council provided to the developer last year.  The drawing also denotes tree and shrub planting schedules to the residential courtyard, entrance courtyard, staff houses area/emergency access, car parking area and playground and courtyard.  Again the schedules shown are in accordance to the landscape brief previously discussed.  However the agents have asked that some of the planting be left for children who will live one site in order to take ownership of the overall site.  It is important to ensure that the main structure planting on site is appropriate to the area and the applicants have followed the guidance that the Council’s Countryside Officer gave last year.  In response to the request regarding some of the areas of planting to be left for children, this has been discussed with the Council’s Countryside Officer who has commented that within the courtyard and playground area this would be acceptable and thus provided the other areas as defined on plan WHF.01B are carried out in accordance with that detailing the condition can be discharged.

Condition 8

This condition concerns itself with the lighting to be used throughout the site.  A schedule of luminaries has been submitted by Steven A Hunt & Associates which outlines all forms of lighting to be used throughout the development.  The main external lighting is to be bollards approximately 1m high that will light the car park and path access.  I consider that the details submitted are appropriate.

Condition 9

The applicants have submitted an archaeological building recording from Minerva Heritage Ltd.  LCC have responded that the submitted report meets with LCAS approval and thus recommend the discharge of the condition.

Condition 11

This requires submission of details for disposal of foul and surface waters.  The Environment Agency have confirmed that the details provided are satisfactory and have no objection to the disclosure of this condition.

Condition 12

This concerns itself with the submission of details for walling and roofing materials and window and door surrounds.  As submitted under 3/2008/0017/P the elevations for the buildings were to be a mix of stone and render with details now provided seeking the following revisions to the elevational treatment.

Residential Block 3 – This is the original farmhouse with the extension elevations to be stone as previously approved.

Residential Block 1 – This is the ‘L’ shaped new build block to the north of the farmhouse.  The alteration in external facing is that the two storey western gable facing into the field would be render as opposed to the stone originally shown as would the two storey section of the structure on the northern elevation.  Whilst I am mindful that both of these elevations are prominent in the wider landscape, I do not consider the use of render on these outward facing elevations would prove significantly detrimental to visual amenity.  I am thus prepared to accept these revisions and consider they can be dealt with via this application.

Residential Block 2 – This is to the south of the ‘L’ shaped block and runs east/west across the site.  There is no alteration to the use of stone on all elevations.

Staff Houses – These are to the south of the site.  The alteration is use of render to the elevation facing to the courtyard at first floor instead of the approved stonework.  Again I do  not consider that this would prove significantly detrimental to visual amenity and accepted under the terms of this application.

Education Block – This is made up of a barn conversion and ‘L’ shaped new build that will run parallel toward Green Lane.  The alteration to use render on the roadside elevation and northern elevation abuts the barn.  I am of the opinion that whilst this is a dominant elevation the use of render is not inappropriate in the wider area and would not detract from the adjacent barn.  Again I accept this under the terms of this application.

The submitted plans do show changes to some of the elevations by way of additional openings, extensions etc but the applicant has been made aware that none of these can be dealt with by the application that a separate planning application is required to consider those revisions.

In terms of the colour pallet for the render, the education block would be off-white with buff colour to the new accommodation blocks, staff houses and workshop.  With respect to the windows the applicants have requested approval for the use of self-cleaning uPVC framed windows with cedar panel inserts.  I am mindful that some of the windows are in the former barn where timber would normally be specified but in this particular instance, I consider that uPVC coloured white would be acceptable.  The roofing material is blue slate with stone being reused from buildings demolished on site with additional stone to be sourced from Waddington Quarry

Condition 15

This required a desk study of potential contaminants on site to be carried out.  The survey has been inspected by one of the Council’s Senior EHO's who is satisfied with the details and thus the condition can be discharged.

Therefore having regard to all the above, I am satisfied that the applicant has provided the necessary level of information to discharge the relevant conditions and recommend accordingly.

	SUMMARY OF REASONS FOR APPROVAL:

	N/A.

	RECOMMENDATION: That discharge of conditions approval be granted.


DATE INSPECTED: 














