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	PARTICULARS OF DEVELOPMENT: 
	Application for outline planning permission for the demolition of an existing garage and the erection of two detached dwellings including details of layout and access with all other matters reserved, at land adjacent to 65 Whalley Road, Langho.

	AT: 
	65 Whalley Road Langho Blackurn Lancashire BB6 8EF



	Ribble Valley Borough Council hereby give notice in pursuance of provisions of the Town and Country Planning Act 1990 that outline planning permission has been granted for the carrying  out of the development referred to above in accordance with the application and plans submitted subject to the following conditions:   

	1
	Application for approval of reserved matters must be made not later than the expiration of three years beginning with the date of this permission and the development must be begun not later than whichever is the later of the following dates.

(a) 
The expiration of three years from the date of this permission; or

(b) 
The expiration of two years from the final approval of the reserved matters or, in the case of approval on different dates, the final approval of the last such matter to be approved.



	2
	The permission shall relate to the development as shown on Plan Drawing No's 001, 002, 003, 004 and sss-04-01-mell-b.


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



	3
	Detailed plans indicating the design and external appearance of the buildings, landscape and boundary treatment, parking and manoeuvring arrangements of vehicles, including a contoured site plan showing existing features, the proposed slab floor level and road level (called the reserved matters) shall be submitted to and approved by the Local Planning Authority before development commences.


REASON:  To comply with Policy G1 of the Ribble Valley Districtwide Local Plan and in order that the Local Planning Authority should be satisfied as to the details and because the application was made for outline permission.

P.T.O.

	4
	With reference to any future reserved matters application, and notwithstanding the details submitted with the application, the maximum height of the proposed dwellings (which shall be of a two storey construction) shall be no more than 8m. 



REASON: In the interests of visual amenity and the potential impact upon the amenity of the occupiers of the adjacent neighbouring properties, in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan and the SPG - "Extensions and Alterations to Dwellings".



	5
	Before the proposed access to the new dwellings and the reinstated access to the existing dwelling are used for vehicular purposes, any gateposts erected at the access points shall be positioned 5 metres behind the nearside edge of the carriageway and visibility splay fences or walls shall be erected from the gateposts to the existing highway boundary, such splays shall be 45 degrees to the centre line of the access. The gates shall open away from the highway. Should the access points remain un-gated 45 degree splays shall be provided between the highway boundary and points on either side of the drive measured 5 metres back from the nearside edge of the carriageway.


REASON: To permit vehicles to pull clear of the carriageway when entering the site and to assist visibility, in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.



	6
	Before the proposed access to the new dwellings and the reinstated access to the existing dwelling number 65 Whalley Road are used for vehicular purposes, that part of the access points extending from the highway boundary for a minimum distance of 5 metres into the site shall be appropriately paved in tarmacadam, concrete, block paviours, or other approved materials.


REASON: To prevent loose surface material from being carried onto the public highway thus causing a potential source of danger to other road users, in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.



	7
	The layout of the development shall include provisions to enable vehicles to enter and leave the highway in forward gear and such provisions shall be laid out as shown on Drawing 002 or equivalent for each of the two new dwellings. A vehicular turning space shall also be provided to the front of the existing dwelling number 65 Whalley Road as shown on Drawing 002 or equivalent. These vehicular turning spaces shall be laid out and made available for use before the development is brought into use.


REASON: In accordance with Policy G1 of the Ribble Valley Districtwide Local Plan, as vehicles reversing to and from the highway are a hazard to other road users.



	8
	Prior to the commencement of built development, the hedge on the highway frontage of the site to Whalley Road shall be reduced to and permanently maintained henceforth at a height not greater than 1 metre above the crown level of the carriageway of Whalley Road.


REASON: To ensure adequate visibility for the drivers of vehicles entering and leaving the site, in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.



	9
	No development approved by this permission shall be commenced until a scheme for the disposal of foul and surface waters has been approved by the Local Planning Authority.  Such a scheme shall be constructed and completed in accordance with the approved plans.


REASON:  To ensure a satisfactory means of drainage in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.

P.T.O.

	
	

	Policy G1 - Development Control.

Policy G4 - Settlement Strategy.

Policy T7 - Parking Provision.

SPG - "Extensions and Alterations to Dwellings".

Policy L4 of the Regional Spatial Strategy (RSS).

PPS3 - Housing.

Affordable Housing Memorandum of Understanding (AHMU).

SUMMARY OF REASONS FOR APPROVAL

The proposal represents an appropriate form of development and given its layout, scale and location would not result in visual detriment to the surrounding location, nor would its use have an adverse impact on highway safety or an adverse impact on the amenity of the occupiers of the adjacent dwellings.



	
	

	Note(s)


	

	1 
	For rights of appeal in respect of any condition(s)/or reason(s) attached to the consent 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
	Development on this site should be drained on separate foul and surface water systems.  All foul drainage must be connected to the foul sewer and only uncontaminated surface water should be connected to the surface water system.



	4
	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.



	5
	This consent requires the construction, improvement or alteration of an access to the public highway. Under the Highways Act 1980 Section 184 the County Council as Highway Authority must specify the works to be carried out. Only the Highway Authority or a contractor approved by the Highway Authority can carry out these works and therefore before any access works can start you must contact the Environment Directorate for further information, details below:

Brian Eagle

Public Realm Manager (Ribble Valley)

Lancashire County Council

Willows Lane

ACCRINGTON

BB5 0RT

01254 770960

customerserviceeast@lancashire.gov.uk

P.T.O.

	6
	This site must be drained on a separate system, with only foul drainage connected into the foul sewer.  Surface water should discharge to the soakaway/watercourse/surface water sewer and may require the consent of the Environment Agency.  If surface water is allowed to be discharged to the public surface water sewerage system we may require the flow to be attenuated to a maximum discharge rate determined by United Utilities.



	7
	Currently, United Utilities policy is not to adopt SUDS (Sustainable Urban Drainage System) structures.  This stance has been taken as SUDS structures, typically ponds, do not align with United Utilities asset base and would represent a substantial maintenance liability.



	8
	Current records indicate that there is a pipe crossing the site which is a culverted watercourse/private pipe and not a United Utilities asset.



	9
	A separate metered supply to each unit will be required at the applicants expense and all internal pipework must comply with current Water Supply (water fittings) Regulations 1999.



	10
	Should this planning application be approved, the applicant should contact our service enquiries on 0845 7462200 regarding connection to the water mains/public sewers.  United Utilities encourages the use of water efficient designs and development wherever this is possible.  The most up to date advice for water efficiency and water efficient products can be found at Water Wise who have recently published a best practice guide on water efficiency for new developments.  We would encourage utilisation of the water efficiency activities.



	JOHN HEAP
DIRECTOR OF COMMUNITY SERVICES
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