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	DEVELOPMENT PROPOSED:
	Proposed conversion of restaurant into five residential units, 3 houses and 2 flats.

	AT:
	The Longridge Restaurant 104  Higher Road Longridge Lancs



	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. 
	The permission shall relate to the development as shown on Plan Reference no's MDP-00190433, 12/44 Ex 0 Rev. A, 12/44 Ex 1 Rev. A, 12/44 Ex 2 Rev. A, 12/44 Ex 10 Rev. A, 12/44 Ex 11 Rev. A, 12/44 PL 0 Rev. C, 12/44 PL 2 Rev. B, 12/44 PL 10 Rev. B and 12/44 PL 11 Rev. B 

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



	3. 
	This permission shall be implemented in accordance with the proposal as amended by letter and plan received on the 8th of February 2013 and the 8th of March 2013.

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



	4. 
	Precise specifications and samples of walling and roofing materials, details of any window and door surrounds and fenestration details (including materials to be used) shall have been submitted to and approved 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 H17 of the Ribble Valley Districtwide Local Plan, and Core Strategy 2008/2028 Regulation 22 Submission Draft Policies DMG1 and DMH4.

P.T.O.

	5. 
	Prior to the commencement of the conversion works on site, the applicant shall submit, for approval by the planning Authority in consultation with the Highway Authority, a plan showing the proposed amendments to the footway adjacent to the site showing where footway crossings are to be provided and where the footway is to be reinstated.  The Footway reinstatement shall be in accordance with the County Council's Specification for the Construction of Estate Roads and shall be completed prior to the occupation of the residential units.

Reason:  To limit the number and location of the access points and to maintain the proper construction of the footway.  In accordance with Local Plan Policy G1, and Core Strategy 2008/2028 Regulation 22 Submission Draft Policy DMG1.



	6. 
	The car parking spaces and manoeuvring areas shall be marked out in accordance with the approved plan before the occupation of the premises hereby permitted becomes operative.

Reason:  To comply with Policy G1 of the Ribble Valley Districtwide Local Plan, and Core Strategy 2008/2028 Regulation 22 Submission Draft Policy DMG1.  To allow for the effective use of the parking areas.



	7. 
	Prior to commencement of any site works including delivery of building materials and excavations for foundations or services, all trees identified on the Proposed Site Plan 12/44 PL 0 Rev. C, shall be protected in accordance with the BS5837 2012 [Trees in Relation to Construction], the details of which shall be agreed in writing and implemented in full under the supervision of a qualified arboriculturalist and in liaison with the Council's Countryside/Tree Officer.  A tree protection monitoring schedule shall be agreed and tree protection measures inspected by the local planning authority before any site works are begun. 

The root protection/exclusion zone shall remain in place until all building work has been completed and all excess materials have been removed from site including soil/spoil and rubble.

During the building works no excavations or changes in ground levels shall take place and no building materials/spoil/soil/rubble shall be stored or redistributed within the protection/exclusion zone, in addition no impermeable surfacing shall be constructed within the protection zone.

No tree surgery or pruning shall be implemented with out prior written consent, which will only be granted when the local authority is satisfied that it is necessary is in accordance with BS3998 for tree work and carried out by an approved arboricultural contractor.

Reason:  In order to ensure that any trees affected by development and considered to be of visual amenity value are afforded maximum physical protection from the potential adverse affects of development.



	8. 
	No works shall take place on the site until the applicant, or their agent or successors in title, has secured the implementation of a programme of building recording and analysis.  This must be carried out in accordance with a written scheme of investigation, which shall first have been submitted to and agreed in writing by the Local Planning Authority.

Reason:  To ensure and safeguard the recording and inspection of matters of historical importance associated with the buildings, in accordance with Paragraph 141 of the NPPF.

P.T.O.

	9. 
	Notwithstanding the plans submitted, details of the landscaping works to the rear garden area shall be submitted to, and approved in writing by, the Local Planning Authority prior to the commencement of such works.  The scheme shall indicate, as appropriate, details of any changes of level or landform, materials to be used and the types and details of all fencing and screening. 

Reason:  For the avoidance of doubt, and in the interests of the amenity of the area and to comply with Policy G1 of the Ribble Valley Districtwide Local Plan, and Core Strategy 2008/2028 Regulation 22 Submission Draft Policy DMG1.



	10. 
	The first floor window on the south facing elevation of the building shall be obscure glazed to the satisfaction of the Local Planning Authority and remain in that manner in perpetuity.

Reason:  In order to protect nearby residential amenity as required by with Policy G1 of the Ribble Valley Districtwide Local Plan, and Core Strategy 2008/2028 Regulation 22 Submission Draft Policy DMG1.



	11. 
	Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 2008 (or any Order revoking, amending or re-enacting that Order) any future extensions and/or alterations to the dwelling 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 protecting the character of the building and the amenity of the area in accordance with Policies G1, H16 and H17 of the Ribble Valley Districtwide Local Plan, and Core Strategy 2008/2028 Regulation 22 Submission Draft Policies DMG1 and DMH4.



	12. 
	Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 2008 (or any Order revoking, amending or re-enacting that Order) the building(s) shall not be altered by the insertion of any window or doorway without the formal written permission of the Local Planning Authority.

Reason:  In order to safeguard nearby residential amenity in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan, and Core Strategy 2008/2028 Regulation 22 Submission Draft Policy DMG1.



	13. 
	Prior to the commencement of development, further details of the proposed bin storage areas and the access arrangements for such areas shall be submitted to the Local Planning Authority and approved in writing.  The bin storage areas shall be completed before occupation of the dwellings and thereafter maintained in perpetuity.

REASON: To ensure adequate, enclosed bin storage areas and to protect the amenity of the occupiers of adjacent properties, to comply with Policy G1 of the Districtwide Local Plan, and Core Strategy 2008/2028 Regulation 22 Submission Draft Policy DMG1.



	14. 
	Notwithstanding the details shown upon the approved plans, the proposed Velux roof lights shall be of the Conservation Type, recessed with a flush fitting, details of which shall be further submitted to and approved by the Local Planning Authority before development commences upon the site.

REASON:  In the interests of visual amenity in order to retain the character of the building and to comply with Policies G1, H16 and H17 of the Ribble Valley Districtwide Local Plan, and Core Strategy 2008/2028 Regulation 22 Submission Draft Policies DMG1 and DMH4.

P.T.O.


Relevant planning policy

	NPPF.

Policy G1 - Development Control.

Policy H15 - Building Conversions - Location.

Policy H16 - Building Conversions - Building to be Converted.

Policy H17 - Building Conversions - Design Matters.

Policy T1 - Development Proposals - Transport Implications.

Policy EMP11 - Loss of Employment Land.

Core Strategy 2008/2028 - A Local Plan for Ribble Valley Regulation 22 Submission Draft.

Policy DMG1 - General Considerations.

Policy DME2 - Landscape and Townscape Protection.

Policy DMH4 -The conversion of barns and other buildings to dwellings.


	Summary of reasons for approval

The proposal represents an appropriate form of development and given its design, size and location would not result in visual detriment to the character of the buildings, to the surrounding area countryside, and nor would its use have an adverse impact on highway safety.


	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.



	


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. 
	Ribble Valley BC imposes a charge to the developer to cover the administration, and delivery costs in providing wheeled bins to each household within a new build property or conversion. Details of current charges are available from  the RVBC  Contact Centre on 01200 425111.



	4. 
	This consent requires the construction and alteration of a vehicular access to the public highway. Under the Highways Act 1980 S184 the County Council as Highway Authority must specify the works to be carried out . Only the highway authority can carry out these works and therefore before any alterations are carried out you must contact Lancashire County Council, LHS Customer Services,  Riddings Lane, Whalley, BB7 9RW.

customerserviceeast@lancashire.gov.uk




JOHN HEAP

DIRECTOR OF COMMUNITY SERVICES
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