Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: MO/EL

	Application No: 
	3/2006/0925/P

	Development Proposed:
	Two storey extension to the rear and new porch to the front at 4 York Lane, Langho

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV3 - Development in Open Countryside.

Policy ENV4 - Green Belt.

Policy H10 - Residential Extensions.

Policy SPG - “Extensions and Alterations to Dwellings”.



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

	Planning permission is sought for two proposals: a front porch and a two storey rear extension.

The front porch has maximum dimensions of approximately 2.37m x 1.5m x 3.2m to eaves level and 3m to the apex of the pitch.  This would be constructed in stone and slate.  The design of this proposal is traditional and is consistent with numerous other porches along the front of the terrace.  Indeed, this property is one of the few on the row without a front porch.  Mutual overlooking from the porch to the neighbour’s porch at No. 3 York Lane would not, in my opinion, lead to significant loss of amenity.  

The rear two storey extension would replace an existing outside W.C. and is to tie-in with the existing utility room extension.  No. 3 York Lane has been extended to the rear in a similar fashion and the proposed extension would not project beyond this neighbour’s extension.  A small bathroom window within close proximity of the boundary would be somewhat over- shadowed by the proposal but this is a non-habitable room.  On the other side, No. 5 York Lane has a conservatory type structure at first floor but this would not fall within the 45o elevational line drawn from the near eaves of the proposed extension, and the proposal therefore complies with the BRE 45o rule on loss of light.  Some overlooking may occur to neighbouring rear gardens but this is unlikely to lead to significant loss of privacy or amenity.  

There is no impact on the openness of the greenbelt.  

Amended plans were received which correct drafting errors on the original plans.  



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has no significant detrimental impact on nearby residential amenity nor would it have an adverse visual impact.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 23 Nov & 18 Dec 2006














