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	DEVELOPMENT PROPOSED:
	Amendment to consent (Application 3/2008/0017) - 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. 
	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.  This permission shall relate to the signage details submitted with the application and on drawing number INS05 dated 20 February 2009.  The sign shall be installed prior to commencement of use of the premises and thereafter retained in perpetuity.  
REASON: In the interest of highway safety in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.



	3. 
	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 and approved under application 3/2008/0017/P and dated 14 January 2008.  The permission shall relate to details of the bat boxes shown on drawing numbers 10 revision C, 11 revision D and submitted on 5 March 2009.  These boxes shall be provided prior to commencement of use of the premises.  
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.  P.T.O.

	4. 
	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.



	5. 
	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.  



	6. 
	The development hereby permitted shall be used as a residential school for children with learning disabilities and no other purpose falling within Class C2 of the Town and Country Planning (Use Classes) Order as amended.  

REASON: In order for the Local Planning Authority to retain effective control over the development and to comply with Policy G1 of the Ribble Valley Districtwide Local Plan.



	7. 
	This permission shall be read in conjunction with the details submitted under 3/08/0976/P in relation to detailed car park layouts, route of footway between the site and B6245 Preston Road, travel plan, materials, lighting, archaeological recording, disposal of foul and surface waters, landscaping and contaminants.  The development shall be carried out in strict accordance with the specifications approved under that consent.

REASON: For the avoidance of doubt as the applicants have already secured the discharge of a number of conditions on the originally approved scheme and the details are equally relevant to this application in accordance with Policies G1, ENV7, ENV14 and ENV15 of the Ribble Valley Districtwide Local Plan.  




Relevant planning policy

	Policy G1 - Development Control.
Policy G5 - Settlement Strategy.
Policy ENV3 - Development in Open Countryside.
Policy EMP9 - Conversions for Employment Uses.
Interim Supplementary Planning Guidance: Housing.
Summary of reasons for approval

The proposal has no significant detrimental impact on nearby residential amenity nor would it have an adverse visual impact.
P.T.O.




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. 
	In respect of archaeological work as approved under 3/08/0976/P this shall also provide for a watching brief during any construction works associated with the development.



	4. 
	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 work should cease immediately until further advice is sought from Natural England.



	5. 
	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.



	6. 
	The proposed means of foul drainage should be in accord with the DETR Circular 0399 Planning Requirements in respect of the use of non-mains sewerage incorporating septic tanks in new development.
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