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	Date Inspected:
	N/A
	Site Notice:
	01-08-23
	

	Officer:
	Will Hopcroft
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL (S106)

		

	Development Description:
	Application for outline consent for demolition of 74 Higher Road and construction of up to 123 houses on land to the rear, including access (pursuant to variation of condition 12 (pedestrian and vehicular access) from planning permission 3/2016/1082 granted on appeal).

	Site Address/Location:
	74 Higher Road Longridge PR3 3SY and land to the rear

		

	CONSULTATIONS: 
	Parish/Town Council

	No response. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objection. 

	LLFA:
	No objection. 

	

	CONSULTATIONS: 
	Additional Representations.

	11no. letters of representation were received, raising the following points:
· Development not necessary
· Land home to diverse wildlife
· Impact on local highways network
· Difficult to access local services as is with the local infrastructure strained
· Concern around impact on climate change
· Concern over impacts if 74 Higher Road were to be demolished
· Concern over loss of Green Belt land
· May exacerbate drainage issues

The vast majority of these representations concern either the principle of development or detailed technical matters, none of which are to be re-assessed or impacted by way of this S73 application. 

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1:	Development Strategy
Key Statement DS2: 	Sustainable Development

Policy DMG1:	General Considerations
Policy DMG2:	Strategic Considerations
Policy DMG3:	Transport & Mobility
Policy DME6:	Water Management
Planning (Listed Buildings and Conservation Areas) Act
National Planning Policy Framework (NPPF)

	Relevant Planning History:

2023/0585:
Application for reserved matters consent (appearance, scale, landscaping and layout) pursuant to outline planning consent (ref 3/2016/1082) for the demolition of 74 Higher Road and construction of up to 123 houses on land to the rear (pursuant to variation of conditions 10 (boundary treatments) and 11 (play areas and play equipment) from planning permission 3/2021/0556) - Approved

2023/0583:
Approval of details reserved by conditions 13 (bird and bat boxes), 14 (ecological mitigation) and 15 (construction method statement) from planning permission 3/2016/1082 granted on appeal – Approved 

2021/0556:
Application for reserved matters consent (appearance, scale, landscaping and layout) pursuant to outline planning consent (ref 3/2016/1082) for the demolition of 74 Higher Road and construction of up to 123 houses on land to the rear – Approved with Conditions 

2016/1082:
Application for outline consent for demolition of 74 Higher Road and construction of up to 123 houses on land to the rear, including access – Refused, Appeal Upheld

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application site is a 6.5 Hectare plot of land located to the rear of numbers 54 – 102A Higher Road.  The eastern extent of the site also extends to the rear of Hollin Hall Lodge and Tan Yard.  The site is located at the eastern extents of the Settlement of Longridge and is currently outside but adjacent the defined settlement boundary for Longridge.  

	The site is greenfield in nature being currently used for the purposes of Agriculture.  The site is bounded to the north by properties fronting Higher Road with the southern extents of the site bounding the Dilworth Lane development.  To the east of the site is Tanyard Lane (Bridleway 15). The western extent of the site bounds the rear curtilages of properties fronting both Higher Road and Dilworth Lane.

The site benefits from significant variances in topography with the most prevailing condition being that the land slopes downward towards the south east in varying degrees of extremity.

The submitted details propose that the primary point of vehicular and pedestrian access to the site is provided off Higher Road following the demolition of number 74.   


	Proposed Development for which consent is sought:

This S73 application only seeks to vary condition 12 (pedestrian and vehicular access) from planning permission 3/2016/1082. 

Condition 12 presently reads as follows:

Notwithstanding the submitted details, no development, including any site preparation, demolition, scrub/hedgerow clearance or tree works/removal shall commence or be undertaken on site until a scheme for the construction of the pedestrian and vehicular site accesses, together with a retaining structure adjacent to the site access, has been submitted to, and approved in writing by the local planning authority in consultation with the Highway Authority. The development shall be carried out in strict accordance with the approved details prior to the first occupation of any dwelling. 

For the avoidance of doubt, the submitted details shall also include the precise nature and design of all pedestrian/cycleway accesses into and out of the site including details of their interface with existing pedestrian/cycle routes or networks.

This S73 application would amend the condition so that it reads as follows:

Notwithstanding the submitted details, no development, including any site preparation, demolition (other than the demolition of the existing dwellinghouse and garage), scrub/hedgerow clearance or tree works/removal shall commence or be undertaken on site until a scheme for the construction of the pedestrian and vehicular site accesses, together with a retaining structure adjacent to the site access, has been submitted to, and approved in writing by the local planning authority in consultation with the Highway Authority. The development shall be carried out in strict accordance with the approved details prior to the first occupation of any dwelling. 

For the avoidance of doubt, the submitted details shall also include the precise nature and design of all pedestrian/cycleway accesses into and out of the site including details of their interface with existing pedestrian/cycle routes or networks.

By inserting the emboldened line as above, this would enable the developer to demolish the dwelling which is – at present – precluding other pre-commencement works from taking place. 


	Principle of Development:

This application relates only to a variation in condition which does not alter or impact the established principle of development as confirmed within the Appeal Decision (ref: APP/T2350/W/17/3186969). It is considered this application to vary condition 12 is within the scope of the S73 process.

It is noted the approved outline permission includes the demolition of 74 Higher Road, which is required to establish the vehicular and pedestrian access into the site. As such the principle of demolishing the dwelling has already been considered acceptable. This application relates to timing of the demolition only. 

No other impacts with regard to residential amenity, design and visual impact or any other material planning considerations have been identified by this alteration to the timing of the demolition of 74 Higher Road. 


	Highways and Parking:

Following consultation with LCC Highways, no objection has been raised with Highways making the following comments:

The Developer has applied for a variation of condition because they want to demolish the existing dwelling and the garage as soon as possible but the current pre-commencement conditions do not allow this to occur. But the LHA have no objection to the dwelling and garage being demolished before everything else is agreed with all the other associated work not starting until all the details are agreed with the relevant authorities. Therefore, the LHA have no objection to the variation of condition.

As such, the application is considered acceptable with regard to any impact on the local highways network.

	Water Management:

Following consultation with the Lead Local Flood Authority, no objection has been made to the variation of condition for this application. 


	Observations/Consideration of Matters Raised/Conclusion:

As such, for the above reasons and having regard to all material considerations and matters raised that the application is recommended for approval.


	RECOMMENDATION:
	

	That planning consent be granted subject to the imposition of conditions and subject to a new s106 agreement.
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