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	DEVELOPMENT PROPOSED:
	Erection of 2no. terraced dwellings fronting Blackburn Road and erection of 5no. two storey terraced cottages on existing car park (parking spaces will remain for public house).  (Resubmission of planning application ref. 3/2009/0160/P).

	AT:
	Black Bull Hotel Church Street Ribchester Preston PR3 3YE

	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 no later than the expiration of three years beginning with the date of this permission.

REASON: Required to be imposed in pursuance to Section 91 of the Town and Country Planning Act 1990.  



	2. 
	This permission shall be implemented in accordance with the proposal as detailed on drawings 11/01/05-01 REV F proposed site layout, 08/1120-02 REV D proposed floor plans Plots 6-7, 11/01/05-03 REV F proposed elevations Plots 6-7, 08/1120-04 REV D proposed floor plans Plots 1-5, 08/1120-05 REV E proposed elevations Plots 1-5, 08/1120-06 REV E location and block plan, 11/01/05-08 REV F existing and proposed street elevations received on 27 September 2011.


REASON: For the avoidance of doubt to clarify which plans are relevant.



	3. 
	No development shall take place until the applicant, or their agent or successors in title, has secured the implementation of a programme of archaeological work in accordance with a written scheme of investigation which has been submitted by the applicant and approved by the Planning Authority.


REASON: To ensure and safeguard the recording of any archaeological deposits as required by Policies G1, ENV14 and ENV15 of the Ribble Valley Districtwide Local Plan.

P.T.O.

	4. 
	Prior to commencement of development a detailed scheme for the provision of a suitable noise barrier along the site's eastern boundary shall be submitted to and approved in writing by the Local Planning Authority.  The measures so submitted and approved shall then be fully implemented and thereafter retained.


REASON: In the interests of amenity in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.



	5. 
	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.



	6. 
	Precise specifications or samples of walling and roofing materials and details of any surface materials to be used including their colour and texture 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 Policies G1 and ENV16 of the Ribble Valley Districtwide Local Plan ensuring a satisfactory standard of appearance given the location of the site in a Conservation Area.



	7. 
	Notwithstanding the submitted details the gable elevation to Plot 6 shall be constructed in coursed stonework with details of the type, coursing and jointing of the natural stone to be used throughout the scheme being submitted to and approved in writing by the Local Planning Authority.  The development shall be built to conform with the details so approved.


REASON:  In the interest of the visual amenity of the area and so that the Local Planning Authority shall be satisfied as to the details and in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.



	8. 
	Precise specifications of windows and doors, including cross-section drawings of window frame form and method of opening shall have been submitted to and approved in writing by the Local Planning Authority before their use in the proposed works.


REASON: In order to safeguard the character and appearance of the Conservation Area in accordance with Policies G1 and ENV16 of the Ribble Valley Districtwide Local Plan.

P.T.O.

	9. 
	Windows and doors shall be painted within one month of their insertion in accordance with details which will first have been submitted to and agreed in writing by the Local Planning Authority.


REASON: In order to safeguard the character and appearance of the Conservation Area in accordance with Policies G1 and ENV16 of the Ribble Valley Districtwide Local Plan.



	10. 
	
All new and replacement gutters shall be cast iron or aluminium supported on 'drive in' galvanised gutter brackets.


REASON:  To comply with Policies G1 and ENV16 of the Ribble Valley Districtwide Local Plan to ensure a satisfactory standard of appearance in the interests of visual amenity.



	11. 
	The development shall be carried out in accordance with the flood mitigation measures outlined in the Flood Risk Assessment submitted in support of the application unless agreed otherwise in writing with the Local Planning Authority.


REASON: To reduce the danger to intended occupants of the buildings from potential flooding in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.



	12. 
	This permission shall relate to a Section 106 Agreement dated 15 December 2011 which includes provisions for the delivery of affordable housing.


REASON: For the avoidance of doubt and to comply with Policy G1 of the Ribble Valley Districtwide Local Plan.




Relevant planning policy

	Policy G1 - Development Control.

Policy G4 - Settlement Strategy.

Policy ENV16 - Development Within Conservation Areas.

Policy ENV17 - Details Required with Proposals in Conservation Areas.

The Affordable Housing Memorandum of Understanding.

Policy L4 - Regional Housing Provision - North West of England Regional Spatial Strategy to 2021.

Policy L5 - Affordable Housing - North West of England Regional Spatial Strategy to 2021.

PPS3 - Housing.

PPS5 - Planning for the Historic Environment.

Ribchester Conservation Area Appraisal and associated Management Guidance.


	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.

P.T.O.

	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.


JOHN HEAP

DIRECTOR OF COMMUNITY SERVICES
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