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	Date Inspected:
	16/8/17
	

	Officer:
	VW
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Rebuilding existing stone steps to rear of dwelling. Removing existing detached garage roof, to replace with duo-pitch slate roof, creating additional storage in the roof space and a south facing sun room off the garden.

	Site Address/Location:
	50 King Street Clitheroe Lancashire BB7 2EU

	


	CONSULTATIONS: 
	Parish/Town Council

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

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objection subject to the imposition of conditions

	CONSULTATIONS: 
	Additional Representations.

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

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Policy DMG1: General Considerations
Policy DMH5: Residential and Curtilage Extensions

Policy DME4: Heritage Assets

	Relevant Planning History:

No relevant history

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a property of the northern side of King Street, within the defined settlement of Clitheroe. 50 King Street is located within the Clitheroe Conservation Area and is designated as a Building of Townscape Merit, it is not however a nationally listed building. The property is two storey to the King Street elevation and three storey to the rear which also includes a dual pitched outshut structure. The front and rear elevations are faced with natural stone whilst the roofs are finished with natural blue slates. 

	Proposed Development for which consent is sought:

Consent is sought for the replacement of rear steps to the application property and the alteration of the existing garage roof. 
The height of the garage will be increasing by 1.5m and changing from a flat roof garage to a pitched roof. 

	Impact upon Character/appearance of Conservations Area:

The application property is located within Clitheroe Conservation area. Nevertheless, the proposals are considered to have an acceptable impact on the conservation area as the proposals are to the rear and would not be visually obtrusive when viewing the property in context of the general street scene. Moreover, the rear steps are replacing like with like and therefore would not harm the Conservation Area.

	Impact Upon Residential Amenity:

 As the proposals are both replacing an existing feature or altering the roof of the garage slightly, the impact on neighbouring properties is negligible. 

	Visual Amenity/External Appearance:

With reference to the replacement steps, as it is replacement what is already in-situ it is not considered to be harmful to the visual amenity of the area.

As per the proposed garage amendment, as the change in height is 1.5m, the visual harm would be minimal as the visual change would be negligible. 

I note the concerns raised within the Pre-Application Enquiry regarding the height of the proposed garage, nevertheless, upon my site visit I did not consider the increase in height to be materially harmful to the character of the area and would reflect similar outbuildings within the immediate area. 

No detailed information has been submitted regarding the proposed materials for the garage, therefore any approval will require a condition for further information regarding the intended materials, including facing materials and roofing. 

	Other Matters:

With regards to highway matters and the detached garage, this space is not being used as a garage at present and is more akin to a storage shed. Never the less this is designated as a garage but is less than a standard that would now be designated as a parking space. The parking for the property is two spaces in tandem on lose chippings north west of the garage. The parking area to be on a bounded surface to prevent any chippings being deposited on the highway. 

	Observations/Consideration of Matters Raised/Conclusion:

Overall, the proposal does not raise any significant concerns in terms of its impact on residential or visual amenity and it is for the above reasons and having regard to all material considerations and matters raised that I recommend accordingly.

	RECOMMENDATION:
	That planning consent be granted.


