	[bookmark: _GoBack]Report to be read in conjunction with the Decision Notice.

	Signed:

	Officer:
	
	Date:
	
	Manager:
	
	Date:
	

	Site Notice displayed
	
	Photos uploaded
	
	

	

	Application Ref:
	3/2020/0194
	[image: ]

	Date Inspected:
	
	

	Officer:
	RB
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	Decision
	Approval

	

	Development Description:
	Proposed new entrance porch, single storey extension to side with balcony at first floor and erection of two storey extension to rear. 

	Site Address/Location:
	Kays Farm House, Fleet Street Lane, PR3 3XE

	

	CONSULTATIONS: 
	Parish/Town Council

	No objections 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	N/A

	CONSULTATIONS: 
	Additional Representations.

	No representations received in respect of proposed development

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:
Policy DMG1 – General Considerations 
Policy DMH5 – Residential extensions and curtilage extensions.

	Relevant Planning History:
N/A

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application site relates to a detached property with a gated entrance that benefits from a private parking area and garden to the front, side and rear. The dwelling is constructed with a mixture  of natural stone work and render with a slate roof. 

	Proposed Development for which consent is sought:
Consent is sought for the following alterations;

· Infilling of the existing swimming pool room to be utilised as living space with the existing splayed walled to be removed and replaced with a straight external wall that will provide additional space at ground floor and first floor. The measurements of the ground floor are 8.6 metres by 10 metres and at first floor the extension measures 10 metres by 6 metres with a balcony taking the total width to 8.6 metres. 
· The erection of a feature oak entrance canopy with steps measuring 1m by 2.5 metres with a pitch roof having a total height of 3.7 metres. 
· Single storey extension to side with a sideward projection of 4 metres measuring approximately 10 metres in length with a flat roof and balcony at first floor. The balustrade takes the total height of the extension to approximately 4 metres.

	Residential Amenity:
Ribble Valley Core Strategy Policy DMG1 states that “development must not adversely affect the amenities of the surrounding area, and provide adequate day lighting and privacy distances. The proposed development relates to the south elevation of the dwelling only. The closest neighbouring dwelling, Kays Barn, is to the north of the site the application dwelling would screen the proposals from this neighbouring dwelling .Therefore, the development will have minimal impact on this neighbouring dwelling in terms of residential amenity.

	Visual Amenity:

The application dwelling currently benefits from a smaller lean-to entrance canopy that is visible from the road. The proposed canopy would have a pitched roof and would result in additional floor space to the front of the dwelling. It is considered that due to the canopy creating a limited amount of additional floor space and the pitched roof reflecting the roof of the application dwelling that the proposed works are considered to be in keeping with the application dwelling and therefore will have limited impact on the visual amenity of the area.

The development proposes to slightly extend the size of the existing ground and first floor rooms to the rear of the dwelling through the removal of the existing splayed wall and its replacement with a straight wall as detailed on the proposed plan. It is considered that as these works are to the rear of the dwelling the alterations will not be visible from the nearest highway and therefore will have minimal impact on the visual amenity of the area. It is also considered that the proposed works are sympathetic to the character of the application dwelling as the materials are to match the existing dwelling.

The development also proposes to erect a single storey extension to the side (south) elevation with balcony at first floor. The front elevation of the extension will have a similar sideward projection to the existing an existing wall that currently projection off the side of the main dwelling providing pedestrian access to the paved area. Therefore, when viewed from the front elevation the main alteration is the balcony at first floor. It is considered that the glazed balustrade will ensure that the balcony does not appear as a prominent addition when viewed from the main highway and is therefore considered to be acceptable


	Observations/Consideration of Matters Raised/Conclusion:
The proposed development will not result in any significant impact on the residential amenity or visual amenity of the area. With all the above taken into considered it is recommended accordingly.

	RECOMMENDATION:
	That planning consent be granted.
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