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	DEVELOPMENT PROPOSED:
	Internal alterations and remodelling to Dower House. Conversion of existing outbuildings. Essential remedial works to Dower House and outbuildings . New roof structure over existing conservatory and proposed carport. New glazed link between conservatory and annex. New Victorian style greenhouse to the rear of the existing stable outbuilding. 

	AT:
	Dower House Park Road Gisburn Lancashire BB7 4HT 

	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 plans received on the 15 June 2016.

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



	3. 
	The permission shall relate to the development as shown on Plan Reference 4966-S01, 4966-P01 A, 4966-P05 A, 4966-P06 B, 4966-P03 A, 4966-P02 B, 4966-P04 A and Design, Justification and Heritage Statement Incorporating Outline Schedule of Work Version 1.03. 

Reason:  For the avoidance of doubt and to ensure that the development is carried out in accordance with the submitted plans.

P.T.O.

	4. 
	This consent does not include the proposed refurbishment of windows and doors.

Reason: No information has been submitted to show the extent or impact of proposed works. 



	5. 
	The proposed removal of part of the existing kitchen wall (Item 5.1.7 in the Design, Justification and Heritage Statement Incorporating Outline Schedule of Work) shall only be undertaken following the detailed assessment of the significance of this element of the historic plan form and fabric, the submission of clear and convincing justification for works and approval in writing by the Local Planning Authority.

Reason:  In order to safeguard the special architectural and historic interest of the listed building.



	6. 
	This consent is granted on the understanding and with the reassurance of Bat Survey Reference No. 4966 mitigation measures (contained within the five sub-paragraphs to the section headed 'Mitigation') and the recommendation of emergence surveys within the section headed 'Conclusion'.

Reason: For the avoidance of doubt and to ensure that no species/habitat protected by the Wildlife and Countryside Act 1981 are destroyed.



	7. 
	Precise specifications of the proposed Victorian style wooden-lean to greenhouse including cross-section drawings of the frame, walling materials, details of surface finishes and impact of abutment to the historic garden wall shall have been submitted to and approved by the Local Planning Authority before the commencement of this element of the works.

Reason:  In order to safeguard the special architectural and historic interest of the listed building, the setting of nearby listed buildings and the character and appearance of Gisburn Conservation Area.



	8. 
	External doors and the greenhouse timber frame shall be painted within one month of installation and retained as such in perpetuity.

Reason:   In order to safeguard the special architectural and historic interest of the listed building, the setting of nearby listed buildings and the character and appearance of Gisburn Conservation Area.



	9. 
	Precise specifications and samples of proposed garage lightweight corrugated metal roof covering shall have been submitted to and approved by the Local Planning Authority before its use in the proposed works.

Reason : In order to safeguard the special architectural and historic interest of the listed building, the setting of nearby listed buildings and the character and appearance of Gisburn Conservation Area.

P.T.O.

	10. 
	Notwithstanding any wholesale replacement of render to match existing (Question 10 of the application form), precise specifications of new render sympathetic to the building's historic form of construction shall have been submitted to and approved by the Local Planning Authority before the commencement of the wholesale replacement of render.

Reason:  In order to safeguard the special architectural and historic interest of the listed building.



	11. 
	In the eventuality of the wholesale removal of render to the south gable of the house this wall shall be re-rendered within one year of the first removal of existing render.  

Reason: It is not clear from the submitted information whether the wholesale removal of render from the south gable is proposed and in order to safeguard the special architectural and historic interest of the listed building, the setting of nearby listed buildings and the character and appearance of Gisburn Conservation Area.



	12. 
	The garage outbuilding conversion to guest accommodation hereby approved shall not be occupied at any time other than for purposes ancillary to the residential use of the dwelling known as The Dower House.

Reason: To clarify the nature of the consent hereby approved and the creation of an independent dwelling/planning unit would require further consideration against the Development Strategy for the Borough and other relevant Policy considerations as embodied within the Ribble valley Core Strategy.


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. 
	The Local Planning Authority operates a pre-planning application advice service which applicants are encouraged to use. Whether or not this was used, the Local Planning Authority has endeavoured to work proactively and positively to resolve issues and considered the imposition of appropriate conditions and amendments to the application to deliver a sustainable form of development.


	4. 
	If the wholesale removal of south gable render is proposed this may afford an opportunity to understand and record building historic development and discussion with the Borough Council is recommended. 
P.T.O.

	5. 
	The Lancashire Gardens Trust comment that an important element of the appearance of Park Road is the boundary walls with unique copings which border the road on both sides, some of which are in advanced decay, and are obscured by Heras fencing. It notes that the application includes a detailed outline schedule of work, but no reference appears to any repair works to the Dower House boundary walls to Park Road. Whilst those which are in the ownership of The Dower House are not in the worst condition, consideration to pointing and minor repairs to prevent loss or movement of copings would be welcomed. The Borough Council can confirm any possible listed building consent requirements in this regard.


JOHN HEAP

DIRECTOR OF COMMUNITY SERVICES
2

