Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/CMS

	Application No: 
	3/2015/0411/P

	Development Proposed:
	Four new dwellings including access and parking at Preston’s Yard, Longridge Road, Chipping

	CONSULTATIONS: Parish/Town Council

	Parish Council – Comment that this is a brownfield site which could accommodate new houses.  The Parish Council has real concerns about the size of car parking spaces planned for each proposed property, as well as the vehicle access.  The site is on a narrow road, immediately opposite a busy primary school.  The pavements are very narrow.  There is absolutely no room for any on-road parking.  There is a lot of traffic congestion on this road.


	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – Initially had concerns relating to the inadequate number and size of the parking spaces proposed for each dwelling.  Through discussion and negotiation with the applicant’s agent, however, amended plans have been received that satisfactorily address the concerns of the County Surveyor.  The County Surveyor has therefore confirmed that he raises no objection to the proposed development subject to compliance with the amended plans referenced 14/116/PO2 RevC.


	CONSULTATIONS: Additional Representations.

	An email has been received from the Ward Councillor who states that he is very happy to support the application as it is an improvement on the previous design approved in 2012 under reference 3/2011/0833/P.
The Ward Councillor asks, however, that a development construction plan/timetable should be agreed with the Council because the site is on the main road into Chipping centre directly opposite a primary school and also on a bus route and less than 100m away from Windy Street that is only single car width.

The Ward Councillor also states that, if the application is approved, early discussion by the applicant with the school Governors and Parish Council will be essential.



	RELEVANT POLICIES:

	Ribble Valley Core Strategy (Adopted Version)
Key Statement DS1 – Development Strategy.

Key Statement DS2 – Presumption in Favour of Sustainable Development.

Policy DMG1 – General Considerations.

Policy DMG2 – Strategic Considerations.
Policy DME2 – Landscape and Townscape Protection.
Policy DME4 – Protecting Heritage Assets. 


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

	The application site is on the north-east side of Longridge Road within the settlement boundary of Chipping as defined in the former Local Plan but just outside the boundary of the Conservation Area.
The site is adjoined to the south-east by relatively modern housing development in Brookfield Court and to the north-west by the Community Hall.  St Mary’s Church and St Mary’s Cottage are sited on lower ground at the rear (north and east) of the site.  The Brabins Endowed School is on the opposite side of Longridge Road to the application site.

Until recently, the site had been used for in excess of 40 years for the parking of HGV vehicles.  A wooden building, that had been used as a workshop remained on the front part of the site.

On 16 March 2012, under reference 3/2011/0833/P, permission was granted for the proposed demolition of the existing wooden structure to be replaced by 4no residential units in the form of 2 semi-detached pairs of houses.  That permission was not subject to any conditions that were required to be discharged prior to the commencement of development.  As the demolition of the existing building was included in the description of the development, and as demolition works are classed as development, the demolition of the existing building would constitute the commencement of development in respect of permission 3/2011/0833/P.  That building was demolished and photographic evidence of such demolition was submitted to the Council prior to the expiry date of the application of 16 March 2015.  The development has therefore been lawfully commenced such that the permission remains extant and the development could be carried out at any time in the future in accordance with that previous permission.

This current application could, therefore, have been submitted as a change of house types for the previous permission.  It is, however, described as “4 new dwellings, including access and parking”.

As there is an extant permission that could be implemented, the matter of the principle of the development is not now in question.

With regards to detailed considerations, the design and external appearance of the dwellings now proposed represents an improvement over the dwellings for which there is an extant permission. An appropriate stone sample has been submitted with the application, and the roofs will be natural slate. The dwellings now proposed also remain acceptable in relation to their effects upon highway safety and the amenities of nearby residents.

Subject to appropriate conditions there are therefore no objections to this application which, effectively, seeks permission for amended (and improved) house types for an existing approved development that could be carried out at any time.



	RECOMMENDATION: That conditional planning permission be granted.


This report needs to be read in conjunction with the Decision Notice.








