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	28/02/2020
	

	Officer:
	RB
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	First floor extension to side

	Site Address/Location:
	26 Straits Lane, Read, BB12 7PQ

		

	CONSULTATIONS: 
	Parish/Town Council

	No objections have been received in respect of the proposed development. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objections have been received in respect of the proposed development.

	CONSULTATIONS: 
	Additional Representations.

	No additional representations have been received in respect of this development.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Policy DMG1 – General Considerations
Policy DMH5 – Residential & curtilage Extensions

National Planning Policy Framework (NPPF)

	Relevant Planning History:

No relevant planning history.


	


	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application property is an end terrace two storey dwelling located within Read. The application property is not located in an area of special designation.


	Proposed Development for which consent is sought:

The application seeks consent for a first floor extension to the side of the property over the utility and part of the existing garage to provide one new bedroom. 

The proposed extension will measure approximately 4.4m by 4.m with a ridge and eaves height of approximately 7.9m and 5.7m respectively.


	Residential Amenity:

The proposal includes the erection of a first floor extension over the utility and part of the existing garage the proposed resultant eaves and ridge will extend from the main dwellings existing eaves and the ridge height of the extension is set down significantly from the ridge of the main dwelling. 

The proposed extension will bring the two storey element of the dwelling closer to the neighbouring property to the north by approximately 4.2m.  Due to the neighbour to the north benefitting from an attached garage that is directly adjacent to where the extension will be and the first floor windows on the side elevation facing the side elevation of the extension not serving habitable rooms is not considered to result in any significant negative impact on the neighbouring property. The proposed first floor extension will have no impact on the adjoined neighbour to the east  of the application property.


	Visual Amenity:

The existing two storey dwelling is constructed using facing brick and render and is built similar to the neighbouring properties along Straits Lane. It is recognised by the LPA that throughout the wider area there is a variety of house types/designs, which reflect the different times/periods that dwellings have been constructed in Read. It is not considered that the proposed alterations will significantly detract from character or visual amenities of the surrounding area.

The two-storey extension will remain commensurate with the scale of the original dwelling, matching in terms of eaves height and being set down significantly from the ridge of the main dwelling and matching in materials therefore it is considered that the extension will remain subservient to the main dwelling.  As such, it is not considered that the first floor side extension will result in any significant measurable negative impact on the visual amenities or character of the area.


	Landscape/Ecology:

A bat survey submitted with the application concluded that there is negligible potential for roosting bats within the dwelling.
	

	Observations/Consideration of Matters Raised/Conclusion:

The proposed development will not result in any significant impact on the residential or visual amenity of the area. With all the above taken into consideration is the application is recommended accordingly.


	RECOMMENDATION:
	That planning consent be granted.
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