	Application Recommended for Approval
	APP/2006/0965

	Coalclough with Deerplay Ward


	Full Planning Application

	Proposed conservatory to rear, kitchen extension and new roof over existing utility and garage

	LANGROYD TOWNELEYSIDE TODMORDEN ROAD  BURNLEY


Background:

The application is to erect a new, larger conservatory to the rear; an extended kitchen, also to the rear and a new roof over the existing utility room and attached garage to the side of this detached dormer bungalow.

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

GP1  - Development within the Urban Boundary

GP3  - Design and Quality

H13 - Extensions and conversion of existing single dwellings
Site History:

06/0394 – Proposed single storey extension to gable elevation (Approved)

92/0382 – S64: Proposed hardstanding (Permitted Development)

88/0219 – Erection of double garage (Approved)

Consultation Responses:
None

Planning and Environmental Considerations:
The proposal is to demolish an existing rear conservatory and replace it with a new, larger conservatory. The kitchen would also be extended and a new roof is proposed for the utility room and one of the two garages (the garage directly adjoining the utility room).

The new conservatory would have the same width as the existing conservatory, being 6.85m. It would project 5.2m from the existing rear elevation of the bungalow. This is a further 2.45m in depth than the existing conservatory. It would have a customary hipped roof, measuring 2.4m to the eaves and 3.7m to the ridge.

The kitchen, as extended would be in line with the rear elevation of the new conservatory (i.e. an increased depth of 2.45m). The proposed new roof would be constructed over the utility room, located directly adjacent to the kitchen, and a single garage, attached to the opposite side of the utility room to the kitchen. A second garage, which is set further forward, will remain flat-roofed.

The main issues to consider are materials / design, residential amenity and impact, if any, on the streetscene.
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Location of proposed extended kitchen and replacement conservatory

The new conservatory would comprise a brickwork plinth at base level, with a white uPVC framework.

Rosemary tiles are proposed for the new roof, which match the existing roof of the bungalow. Concrete tiles, with painted render finish would be used up to the new roof and in the construction of the extended kitchen.
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Location of new hipped roof

The materials for the roof and kitchen match the existing property; the materials for the conservatory are in keeping with the property and the design of all three proposals is acceptable.

To the south (side) of the application site lies Oakroyd, a neighbouring, semi-detached property. The application site is set at a lower ground level than this property. In addition, a boundary fence approximately 2m separates the two properties. It is therefore considered that privacy and outlook would not be adversely affected from this angle
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Oakroyd (neighbouring property)
To the north (side) of the application site lies 1a Priory Court. This property however is set further forward than the application property and as such cannot be seen from the rear of Langroyd. The proposed kitchen and conservatory would therefore not adversely affect no. 1a Priory Court in terms of privacy or outlook. The addition of the new roof would also not be detrimental to the residential amenity of this property.

Beyond no. 1a Priory Court is no.1. This property is screened from the application site by trees and shrubbery, and is approximately 34m away. The proposal, including the kitchen, conservatory and new roof, would therefore not adversely affect this property also.
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1 Priory Court

1a Priory Court

There are no properties, be it residential or otherwise to the rear of the application site and as such there are no concerns from this angle.

The new hipped roof would give the first garage a more integrated appearance in relation to the existing bungalow. This would improve the general appearance of the property and associated outbuildings, and would be more in keeping with the area than the existing flat roof. It is therefore considered that the new hipped roof is not detrimental to the streetscene and is acceptable.

A large area of back garden space will remain, as will garden and parking space to the front, along with the existing two garages. The proposal will therefore not result in an unacceptable loss of private open space, nor will it threaten highway safety.

The proposal complies with the above Local Plan policies and is considered acceptable.

Recommendation:
That planning permission be granted subject to the standard 3-year time limit condition.
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