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	Development Description:
	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.

	Site Address/Location:
	Land adjacent to The Beeches 65 Whalley Road Langho BB6 8EF

	


	CONSULTATIONS: 
	Parish/Town Council

	No response received in respect of the application.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	With regard to the above planning application our records indicate that this is the third similar application over a six year period and the two previous applications were permitted.  As this is the case, in principal I would not be raising objections to the application but it is important that the present submission is evaluated on present standards.  The application is an outline application including details of the layout and access, as these are the matters that would raise highway concerns I will submit my comments based on the indicative plans to ensure that the key matters are addressed.

The plans indicate the retention of the present dwelling (The Beeches) and the erection of two further dwellings.  The submitted plans do not indicate the number of bedrooms within the existing dwelling but the plans offer three parking places that will be sufficient for four or more bedrooms so the alterations to the layout with regard to this building would be acceptable as long as standard conditions are added with regard to gates.  I would also be looking for provision for vehicles to be able to enter and leave using forward gears.

The plans for the two new proposed dwellings presently indicate that these will be four bedroom properties.  Present parking standards would require each property to have sufficient parking for three vehicles along with the provision for access and egress using forward gears.  If any garage space is to be included in this calculation then individual spaces will need to have minimum internal dimensions of 3m wide and 6m long.

The site inspection has indicated that, at present, the hedges in front of the Beeches and the area to be developed both have a great deal of vegetation with high hedges.  As alterations will be made to the present access to The Beeches as well as the access to the development site then the need for practical sightlines will also need to be addressed.  This will involve the need to control the height of any vegetation that would be deemed to obstruct the necessary sightlines.

Looking at the latest information with regard to development of private cars I would now be looking that the new dwellings are provided facilities to charge at least one vehicle at each property.  Taking all of the points raised above I would not raise objections on highway grounds if these matters can be addressed when a full application is received and that relevant conditions are attached at outline stage.

	United Utilities:
	

	No objection subject to the imposition of conditions relating to foul and surface water drainage.

	LLFA:
	

	No objections.

	CONSULTATIONS: 
	Additional Representations.

	One letter of representation has been received objecting on the following grounds:
· Lack of existing parking facilities in the area

· On-going traffic/highway issues

· The additional dwellings will contribute to additional congestion



	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1 – Development Strategy

Key Statement DS2 – Sustainable Development

Key Statement DMI2 – Transport Considerations

Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations

Policy DMG3 – Transport & Mobility

Policy EN2 – Landscape & Townscape Protection

Policy DME1 – Protecting Trees & Woodland

Policy DME2 – Landscape & Townscape Protection

National Planning Policy Framework (NPPF)



	Relevant Planning History:

3/2014/0922:

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.  (Approved)

3/2011/0959:

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.  (Approved)



	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The site is located within the currently defined settlement boundary for Langho in a predominantly residential area that is largely typified by bungalow style dwellings although there are a number of two-storey dwellings in the area in including the adjacent property to the west, Number 65 Whalley Road.  To the east of the property is number 67 Whalley Road, a single storey brick and roughcast faced bungalow.  The site is bounded to the north by numbers 26 – 30 Moorland Road.

The site is bounded immediately to the east by a ditched area that currently accommodates a number of significant trees and hedgerow planting.

The site is located on the northern side of the A666 (Whalley Road) and currently accommodates a detached garage, hardstanding area, hedgerow and a number of trees.  The site benefits from an existing vehicular access delineated by low level walling, hedgerow and gateposts.



	Proposed Development for which consent is sought:

Outline consent for matters of access and layout are sought for the erection of two detached dwellings on land adjacent The Beeches 65 Whalley Road, Langho.
The submitted details propose that the existing primary access off Whalley Road will be modified resulting in a widening of the access to the west by approximately 1.5m and other modifications to the radii to allow for adequate visibility and vehicular access and egress.
It is proposed that the existing garage on site will be demolished and that two detached dwellings will be erected.  The details relating to layout show that these dwellings will largely respond positively to the building line of number 65 and that parking provision will be provided to the plot frontages of each dwelling.  The indicative floorplans show that Plot B (eastern plot) will benefit from an integral garaging arrangement however given consent is sought solely for matters of access and layout, there is no certainty the dwelling that occupies Plot B will benefit from such provision.
The illustrative streetscene indicates that the proposed dwellings will be sited on a lower land level than that of the neighbouring dwelling to the west and as a result will benefit from a lower finished floor level.  The aforementioned drawings indicate that Plot A will be two storeys in height with Plot B benefitting from a dropped eaves arrangement whilst maintaining an overall ridge height commensurate with its neighbouring counterpart.  Consent has not been sought for matters of scale and external appearance therefore these details cannot from part of the material determination of the application and should be considered as solely for illustrative purposes.


	Principle of Development:

The principle of the site being developed for the purposes of residential accommodation has been established through the granting of consent 3/2014/0922, which at the time of writing this report, remains extant.
The site is located within the defined settlement of Langho which is classed as a Tier 1 village settlement.  The current outstanding residual housing need for Langho has been exceeded by 3 dwellings with the aforementioned figure taking into account the current extant consent on site for two dwellings.  
The proposal will therefore not represent an increase in oversupply and therefore do not consider that there are any direct conflicts with the Development Strategy for the Borough resultant from the proposal by virtue of the extant consent and its location within the defined settlement boundary.



	Impact Upon Residential Amenity:

Matters of residential amenity cannot be fully assessed at this stage given consent is not sought for matters that would include the locating of primary habitable room windows.  However, given consent for matters of layout are sought it is possible to ascertain whether the spatial offset distances with neighbouring properties are likely to give rise to potential impacts upon residential amenity through loss of light, potential direct overlooking and overbearing impact.  
In this respect the submitted details indicate the proposed dwellings will benefit from a back to back offset facing distance of approximately 26.5 m from the properties to the north.  Taking into account the aforementioned offset distance it is not considered that the existing occupiers of the properties fronting Moorland Road will experience any undue impact upon residential amenity, even in the event that primary habitable room windows be located on the north elevations of the proposed dwellings.
Taking account of the dwellings located to the east and west of the site I am satisfied that sufficient distances are maintained that will ensure that no undue impact upon numbers 65 and 67 Whalley Road will be resultant from the proposal, particularly if no primary habitable room windows are proposed to be located on the outward facing side elevations of the proposed dwellings at a later stage.
 

	Visual Amenity/External Appearance:

Matters of scale and external appearance are reserved for consideration at a later stage and no definitive assessment can be made in respect of the proposals impacts upon the character and visual amenities of the area or the dwelling visual compatibility with the streetscene and context of the area.


	Landscape/Ecology:

The application has been accompanied by an Arboricultural Impact Assessment, the document identifies the removal of the hedgerow to the Whalley Road frontage of the development and the removal of a number of small trees that are considered to be of low visual amenity and habitat value. 
The report further proposes the retention of a number of significant trees on site with the siting of the proposed dwellings respecting their root protection area and the root protection area of two significant Sycamores that are located on adjoining land to the east.
Whilst it is considered that the removal of the hedgerow to the road frontage will afford the proposed dwellings a higher level of visibility, given consent for matters of landscaping at this stage no replacement hedging can be secured.  However, based on the proposed layout I am confident that the proposal incorporates an adequate margin to the site frontage to accommodate replacement planting which should be secured at the later relevant stage.



	Observations/Consideration of Matters Raised/Conclusion:

Given the separation distances between existing and proposed dwellings and taking account of the orientation of the proposed dwellings I do not consider that the proposal would result in any significant detrimental impact upon existing or future residential amenity.  

Taking account of the proposed layout and access arrangements of the proposed dwellings I do not consider there are any evident material reasons to warrant the refusal to grant planning permission.
It is for the above reasons and having regard to all material considerations and matters raised that I recommend accordingly.



	RECOMMENDATION:
	That outline planning consent (Access & layout) be granted.


