	Application Recommended for Approval
	APP/2009/0551

	Trinity Ward


	Full Planning Application

	Proposed single storey extension to rear and side.

	ALERT SECURITY SYSTEMS WISEMAN STREET  BURNLEY


Background:

The application relates to business premises in the Canalside Conservation Area. No objections have been received.

Summary of Reason for Decision:

The development is generally in accordance with the Development Plan, in particular the policies listed below, and there are no other material considerations to indicate that planning permission should not be granted:

Relevant Policies:

Burnley Local Plan Second Review

BTC6 - The Weavers' Triangle

E12 - Development in or adjacent to Conservation Areas

EW4  - Expansion and Improvement of existing businesses

GP1  - Development within the Urban Boundary

TM15 - Car parking standards
Site History:

88/0251:Erection of high security central station for monitoring of fire and intruder alarm systems - Granted

Consultation Responses:
Highway Authority – No objections. Minimal impact on parking/manoeuvring.

Planning and Environmental Considerations:
The application relates to a building occupying an almost square site, fronting Wiseman Street.
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Merged image of Wiseman Street elevation
A single storey extension at the side and rear of the building is proposed. It would have a blend of lean-to and pitched roofs in plain grey tiles, and would be in smooth red facing brickwork on the main elevations, with render on the others.  There would be no alteration to the access to the site, from Wiseman Street.
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Site, from Westgate
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Terrace houses in relation to existing tank and proposed side extension
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Existing access; adjacent house
The site is in the Canalside Conservation Area in a part known as the ‘Weavers’ Triangle’.

The main planning issues are the external appearance of the extension and its impact on the CA street scene, and, the impact on neighbouring residents.

Policies

Policy EW4 sets criteria for the acceptability of development that would lead to the expansion or improvement of existing business premises of which those relevant to the present proposal are as follows:

· is suitable in terms of size, layout, access, parking, and  design;

· does not harm the amenity of nearby occupiers;

· does not harm the character, appearance or environment of the site and its surroundings; and,

· has adequate access, or potential access, by a choice of transport modes;

Policy E12  requires that developments preserve and enhance the character of Conservation Areas XE "Conservation Areas" , setting the following criteria relevant to this application:  

· the proposal respects the character of the Conservation Area in terms of quality, siting, detailing, height, scale, materials and external appearance;

· the proposal does not generate levels of traffic and parking which would be detrimental to the character or appearance of the area.

Appearance and street scene
The existing building is of red brick construction under a hipped, slate roof. The extension at the rear would have little, if any, impact on its public appearance in the street scene. The side extension, would be visible from Wiseman Street. 

Its modest dimensions, lean-to roof arrangement, attaching the building below eaves level, and being set back slightly behind the line of the front main wall, would avoid it affecting the integrity of the main building. 

In front of the extension, on the Wiseman Street frontage, the existing stone capped brick wall would be retained.

On that basis, the extension would be leave the character and appearance of the Conservation Area unharmed, in accordance with Local Plan policy.

Neighbouring dwellings
Terrace dwelling houses Nos. 22-28 Westgate back onto the site. The houses are of 3-storeys with the lowest rear rooms, apparently forming kitchens, set at a lower level than the rising ground on which the houses are built. 

The application site is elevated  in relation to the houses. The back wall of the houses range from 11m – 12m from the application site boundary.

The intervening space is a strip of grassed/treed land that appears to be in the control of the dwelling house residents.

Part of the proposed side extension would be along the boundary (for a distance of 8m). The side wall of the extension would be 11m widening to 14m from the rear windows of Nos. 26 and 28: the extension would, because of its elevated position, be of 2-storey proportions. An intervening distance of 15m would normally be required in such location. In this case, however, a large fuel tank and storage container (about 2.4m in height) are presently sited just inside the site boundary and the low side wall of the extension would not appear materially higher.

No window openings (apart from a small, glass-block, toilet window) are proposed in the side wall. A condition is recommended to restrict any future insertion of windows in the side wall facing the houses.

There would be no material impact on the dwelling house adjacent to the south western boundary of the site.

On that basis the proposal would be acceptable under the terms of Local Plan policy.

Conclusion
The development would help improve the established local business contributing to  vitality and economic viability to the Weavers’ Triangle and the area generally, without significant harm to neighbouring dwellings.

Recommendation:
That planning permission be granted subject to the following conditions: 

Conditions

1. The development must be begun within three years of the date of this decision.

2. The development shall be carried out in accordance with the plans listed above.
3. Except as shown on the submitted application drawing, no window or door opening shall at any time be constructed in the north-east facing wall of the hereby permitted extension.
Reasons

1. Required to be imposed by Section 91 of the Town and Country Planning Act 1990, as amended by Section 51 of the Planning and Compulsory Purchase Act 2004.

2. For the avoidance of doubt and in the interests of proper planning.
3. In the interests of the privacy and amenities of nearby residents in accordance with Policy EW4 of the Burnley Local Plan Second Review, currently saved.

AR
15.12.2009

