Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: JM/EL

	Application No: 
	3/2011/0221/P

	Development Proposed:
	Erection of entrance porch at Oak Tree Farm, Preston Road, Alston

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections subject to the porch being constructed of materials sympathetic to the house.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”.



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

	This application has been the subject of pre-application advice partly on the basis of whether or not the proposal requires planning permission.  It is clear that the planning agent disagrees with the summation of the officer but I am of the opinion the proposal requires planning permission.  This is partly as irrespective to all the arguments relating to whether it is permitted development under Class A1, the proposal is defined as a porch and therefore Class D of the Town and Country Planning (General Permitted Development) Order 2008 is appropriate.  On that basis the external floor area exceeds 3m2 as it is approximately 4.2m2.  Irrespective of the legalities as to whether or not it needs permission, an application has now been submitted and I am firmly of the opinion that the design is appropriate and that the minor changes would not result in the detriment of visual amenities of the street scene or the building itself.  The extension itself is clearly subservient and is predominantly of glass and would be of a lean-to roof structure.  It measures approximately 2.6m x 1.6m and is set back from the main wall.  No neighbours are affected by the development.



	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: Pre-Application 














