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	Date Inspected:
	30/11/2018
	

	Officer:
	RB
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Proposed single storey annex

	Site Address/Location:
	2 The Cottages, Mitton Road, Whalley, BB7 9JY 

	


	CONSULTATIONS: 
	Parish/Town Council

	No representations received within Consultation Period

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	N/A

	CONSULTATIONS: 
	Additional Representations.

	Four of the neighbour notification letters sent have been returned to sender as the properties were in accessible. Of the letters that were successfully delivered no letters of representations have been received within the consultation period. 

	

	RELEVANT POLICIES:

	Policy DMG1 – General Considerations

Policy DMH5 – Residential and Curtilage Extensions



	Relevant Planning History:

N/A

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:
The application site relates to a semi-detached property located within Whalley. The property is accessed via the industrial estate and benefits from a detached garage with private garden areas to the front and rear. The application relates specifically to the detached double garage that is sited within the garden area on the property, west of the main house.

	Proposed Development for Which Consent is Sought:
Consent is sought for the erection of single storey flat roof garage attached to the existing pitched detached garage that measures approximately 6.4 metres by 7 metres and is 2.6 metres in height. 
Consent is also sought for a single storey pitched roof extension north of the existing garage and proposed additional garage that will provide annex accommodation. The extension will project 6 metres rear of the garages and will measure 10.5 metres in width. The extension will measure 2.6 metres at the eaves to match that of the proposed flat roof garage and will have a ridge height of 5.3 metres.



	Impact Upon Residential Amenity:

The proposed development is sited adjacent to the applicants existing detached garage which is west of the main dwelling and is approximately 16.8metres from the neighbouring property no 1 The Cottages. Due to this separation distance it is considered that there will be limited negative impact on this neighbouring property. 

The proposed annex has a window on the side elevation facing Mitton Road.  The annex is sited approximately 17 metres from the terrace row on Mitton Road. It is considered that there is a sufficient separation distances between the proposed annex/garage and the neighbouring properties on Mitton road and therefore there will be minimal harm to these properties.


	Impact Upon Visual Amenity/ External Appearance:

Due to the loss of boundary trees and hedging the application site is visible from the main highway Mitton Road. The rear elevation of the applicant’s detached garage is the most visible elevation from the highway.

As the proposed annex is to be sited to the rear of the existing garage it is considered that without some landscaping along this northern/western corner the development would harm the visual amenity of the area. The agent has subsequently submitted a landscaping plan which proposes a hedge along the northern and western boundary which would screen the development. Any subsequent approval would be conditioned securing that this landscaping plan be implemented within 12 months of the extension being brought into use.
The ridge height of the existing garage is approximately 6.4 metres. The maximum ridge height of the proposed extension is 5.3 metres and will be attached to the existing garage. The extension will be constructed in materials to match the existing garage and property. With this in mind, it is considered that the proposed development would not dominate the existing garage and the proposal would be subservient to the main dwelling in scale and design and would therefore have minimal harm on the visual amenity of the area and main dwelling. 



	Ecology:

A protected species survey has been submitted, dated 01/11/2018, which found no evidence of bats using the property, and therefore the proposal is unlikely to affect bats or their roosts.

	Observations/ Consideration of Matters Raised/ Conclusion:

The proposal has no significant detrimental impact on nearby residential amenity nor would it have an adverse visual impact. I therefore recommend accordingly.

	RECOMMENDATION:
	That planning consent be granted.



