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	Date Inspected:
	29/10/2018
	

	Officer:
	RB
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Demolition of existing flat roof garage to be replaced with pitched roof garage accessed via side alley.

	Site Address/Location:
	7 Hawthorn Place, Clitheroe, BB7 2HU

	


	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:

	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 an end terrace property located in Clitheroe. The proposal relates specifically to the detached garage at the rear of the property. This garage is accessed off the shared side alley.

	Proposed Development for Which Consent is Sought:
Consent is sought for the demolition of existing garage and erection of a pitched roof garage that will have a slightly larger footprint. The replacement garage will measure 5 metres by 4 metres and will measure 2.7 metres at the eaves and 3.9 at ridge.   The garage elevations will be faced with treated timber barrel board and the roof will have cedar shingles. The door on the north elevation will be timber and the west (side elevation) will have upvc French doors opening into the applicant’s private garden area.

	Impact Upon Residential Amenity:

The proposed garage will be sited in place of the existing garage but will have a pitched roof. The existing garage has a flat roof that measures 2.2 metres at its highest point. The ridge of proposed garage will measure at 3.9 metres resulting in an increase of 1.7 metres. Due to the location of the garage being away from any neighbouring properties the increased ridge height would not result in any additional harm in terms of loss of light or overbearing impact. There are no windows/doors proposed on the elevations that share a boundary with the neighbouring properties (east and south) therefore it is considered that the proposed development would not harm the neighbouring properties in terms of loss of privacy. 

	Impact Upon Visual Amenity/ External Appearance:

The proposed garage is to the rear of the property and is visible on the shared side alley that is used by multiple properties. The existing garage is a pre-fabricated concrete block flat roof garage that is not in keeping with the other garages/ outbuilding in the area. 
The proposed replacement garage would be constructed with timber treated barrel boards with cedar shingles on a pitched roof. The adjacent garage is faced with pebble dash and has a pitched roof with the other two garages in the immediate vicinity being faced with off white render. The introduction of a pitched roof is considered to be acceptable due to this style of roof being common in the locality in particular the directly adjacent garage at Overdale, Eastham Street. It is considered that the use of timber would not harm the visual amenity of the area due to a variation of materials used in the immediate locality.


	Ecology:

A protected species survey has been submitted, dated 14/10/2018, which found no evidence of bats using the property, and therefore the proposal is unlikely to affect bats or their roosts.

	Other matters:

The original submission proposed a steeper roof pitch with the ridge height measuring at 4.4 metres. It was considered that this pitch needed to be reduced as it was out of character. It was requested this be reduced to be more in keeping with the garages in the area. The applicant subsequently sent amended plans reducing the ridge to have a 30 degree pitch to match the adjacent garage. The revised plan is considered to be acceptable.

	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.



