Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2010/0386/P

	Development Proposed:
	Proposed two-storey rear extension, minor internal alterations and erection of external staircase from 81 Berry Lane rear yard for 83 Berry Lane, Longridge, Lancashire, PR3 3WH.



	CONSULTATIONS: Parish/Town Council

	Town Council – No objections.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Traffic & Development Engineer – No observations or comments have been received within the statutory 21-day consultation period.


	CONSULTATIONS: Additional Representations

	No additional representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV16 – Development within Conservation Areas.

Policy H10 - Residential Extensions.

Policy SPG - “Extensions and Alterations to Dwellings”.



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

	Planning permission is sought for a two-storey extension to the rear of 83 Berry Lane, Longridge, and as well as minor internal alterations, permission is also sought for the erection of an external staircase within the rear yard of both 83 and 81 Berry Lane to provide an external access to the first floor of no. 83.

The property at present has an A1 Retail unit at ground floor, with a one bedroom flat with a separate access from the rear yard area at first floor. The works proposed will create a two bedroom flat at first floor, with an additional storeroom and kitchenette at ground floor. The external staircase proposed to the rear allows the applicant to utilise the existing yard area in creating a larger footprint for the extension, as well as ensuring a safe means of access. The main issue with regards to this application relates to any possible affect the proposed extension may have on the residential amenity of the adjoining neighbours, through a loss of light, or any possible affect the proposed extension may have on the residential amenity of the adjacent neighbours by loss of privacy.

The proposed two-storey extension will project approx. 4.75m, and will measure 4.51m in width. The extension will be erected on the boundary with no. 85, but set in from the walkthrough between no. 83 and no. 81. The eaves of the extension will match those of the existing property, but the ridge is set significantly lower than the main roof ridge. There are no windows in the rear elevation of the extension, at ground or first floor, however there is a small bedroom window in the side elevation of the extension facing on to the rear of no. 81. With regards to loss of light and amenity, the Council’s SPG: Extensions and Alterations to Dwellings notes that ‘Extensions can have an effect on neighbouring properties due to the shadow, which they cast. The larger the extension and the closer to the neighbours property, the greater the effect. Any proposal which reduces the level of daylight available to habitable rooms in neighbouring properties is likely to be refused.’ Following a visit to the site, it was noted that the new bedroom window will have a partial view over the proposed new external staircase, however given the current layout and usage of the yard areas to the rear, I have no concerns in respect of any loss of privacy. In addition, given that the new extension will be constructed between two existing two-storey extensions, there will be no loss of light to any habitable room windows.

Bearing this in mind, the proposal is not considered to have a detrimental impact on the visual amenity of the Conservation Area, nor will its approval cause significant detriment to the enjoyment or residential amenity of the occupiers of the adjoining or adjacent dwellings, and as such the application is recommended accordingly.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has no significant detrimental impact on nearby residential amenity nor would it have an adverse visual impact on the setting of the Conservation Area.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 19/08/2010








