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	LW
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Erection of two-storey rear extension with a single storey element, dormer loft conversion and associated alterations (pursuant to variation of condition 2 (approved plans) of planning permission 3/2021/1203 to allow alternative porch entrance to front and replacement of approved rear utility room door to French windows). 

	Site Address/Location:
	3 Commons Lane, Balderstone, BB2 7LP

		

	CONSULTATIONS: 
	Parish/Town Council

	No comments received within consultation period. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	N/A

	

	CONSULTATIONS: 
	Additional Representations.

	No comments received within consultation period. 

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1:	Development Strategy
Key Statement DS2: 	Sustainable Development

Policy DMG1:	General Considerations
Policy DMG2:	Strategic Considerations

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2021/1203: Erection of a two-storey rear extension with a single storey element, dormer loft conversion and associated alterations (Approved). 


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a semi-detached two-storey property at no.3 Commons Lane. The property consists of brickwork, concrete roof tiles and uPVC windows and doors and is situated within a small cluster of dwellings towards the south-eastern end of Commons Lane. The site is located within the open countryside, over 170m west of the defined settlement boundary of Osbaldestone, and the surrounding area comprises a mixture of residential dwellings, farmsteads, and open fields. 


	Proposed Development for which consent is sought:

Planning consent was granted under application 3/2021/1203 for the erection of a two-storey rear extension with a single storey element, dormer loft conversion and associated alterations. This application seeks consent for a variation to the approved scheme to comprise of the following changes: 

· Alternative porch entrance;
· Replacement of rear utility room door with French doors

Accordingly, consent is sought to replace the approved plan numbers forming part of previous planning application 3/2021/1203 with revised plans submitted as part of this S73 application. 


	Impact Upon Residential Amenity:

The alternative porch entrance would be sited to the opposing side of the front elevation and would project a modest 1.56m from the principal elevation and extend 3.14m in width. The modest footprint of the proposed porch and separation distance of approximately 4m and 4.8m from the common boundary with the adjacent properties of no.2 and no.4 Commons Lane respectively would prevent any risk of overshadowing or loss of outlook. As such, the proposed variation would not result in any undue harm upon the amenity of any neighbouring residents in this respect. 

Whilst it is acknowledged that the proposed alternative porch entrance would feature 1no. small window to both the north-western and south-eastern facing side elevations, the proposal would provide similar views to those afforded by the window configuration of the existing porch entrance.  Furthermore, the proposed replacement French doors would be sited in the same position as the approved rear utility room door and would provide views similar to those afforded by the existing ground floor windows featured to the rear of the property. As such, it is not considered that the proposed variations would result in any new opportunities for overlooking or loss of privacy that would be of significant detriment to any neighbouring residents. 


	Visual Amenity/External Appearance:

Policy DMG1 of the Ribble Valley Core Strategy states that ‘development should be sympathetic to existing and proposed land uses in terms of its size, intensity and nature’. Furthermore, emphasis is also placed on visual appearance and the relationship to surroundings.

The proposed alterative porch entrance would remain sympathetic to, and reflective of, the existing dwelling by virtue of its modest proportions and design, appearing wholly subservient to the main dwellinghouse. The proposed porch would also replace the existing porch entrance which is located towards the opposite side of the principal elevation and would be similar in design to the front porch recently constructed at no.4 Commons Lane. Furthermore, the proposed replacement of the rear utility door with French doors would not be visible from the public realm along Commons Lane, being screened from view by the dwellinghouse itself. As such, the proposed variations would not be harmful to the visual amenities of the immediate or wider locality and would be compliant with the aims and objectives or Policy DMG1 of the Core Strategy. 


	Observations/Consideration of Matters Raised/Conclusion:

The proposed amendments sought to the originally approved development would have no impact upon any neighbouring residential properties and would not result in any harm to the visual amenities of the surrounding area. 

It is for the above reasons and having regard to all material considerations and matter raised that the application is recommended for approval. 


	RECOMMENDATION:
	That the variations to condition 2 (Plans) of planning permission 3/2021/1203 be approved. 
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