Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: MO/EL

	Application No: 
	3/2005/0924/P

	Development Proposed:
	THREE STOREY EXTENSION AT 28 KESTOR LANE, LONGRIDGE

	CONSULTATIONS: Parish/Town Council

	Town Council – In principle the Council have no objections to this application but they have some concerns with regard to highway safety.  They have requested that the highways be fully consulted on this proposal.  They have also requested that the proposed dormers be constructed in-keeping with the existing roof using sympathetic materials.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – The library extension and the car port both obstruct visibility when egressing the site.  If these both stopped 2m short back on the footway and clear 45 degree splays were provided to the back of the footway I would have no objections to the proposal.  However, as submitted I must recommend that the application be refused in the interests of highway safety.

The County Surveyor has no objections to the amended drawings.



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV13 - Landscape Protection.

Policy H10 - Residential Extensions.

Policy SPG - “Extensions and Alterations to Dwellings”.



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

	This planning application seeks planning permission for a three storey extension to the side and rear of the semi-detached house fronting onto the north side of Kestor Lane, Longridge.  The plans have been amended so that the proposal would extend 5.2m to the rear of the existing kitchen and 7.2m from the side of the kitchen.  The maximum length of the extension along the gable end is 12.1m.  The existing detached double garage would be incorporated into the rear of the side extension with a car port to the front.  The maximum height of the higher section of the extension is 8.3m, and the lower section, 6.8m.  Dormer extensions are also proposed to both front and rear roof slopes.

Amendments were sought at the request of the County Surveyor, to provide adequate visibility splays when exiting the car port.  The County Surveyor now has no objections to the scheme as amended.

In respect of residential amenity, the impact would not be significant as the extensions are proposed to the side of the house away from the attached neighbour, No. 30 Kestor Lane.  Neighbouring properties on the opposite side of Kestor Lane and further east along Kestor Lane are a sufficient distance away from the proposals.  

Whilst the proposed extensions are large in relation to the existing house, they can be accommodated without having an adverse impact on neighbouring amenity.  The extensions are generally in-keeping and would not, in my opinion, be damaging to the character of the site, which lies outside of the conservation area.  

Therefore, following amendments, I consider that the application should be approved.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has no significant detrimental impact on nearby residential amenity, nor would it have an adverse visual impact or be to the detriment of highway safety.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 15 NOVEMBER 2005














