	Application Recommended for Approval
	APP/2012/0086

	Brunshaw Ward


	Full Planning Application

	Erection of attached garage and store to side of dwelling

	82 BRUNSHAW AVENUE  BURNLEY


Background:

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:

None.
Consultation Responses:
Highway Authority – Verbal comments - have no objections on highway grounds.
Planning and Environmental Considerations:
The property is a semi-detached dwelling on Brunshaw Avenue which rises up towards Brunshaw Road; the adjacent property (84) is at a higher level than the application property. The proposal involves the erection of a garage and store to the side/rear of the dwelling. The existing store to the rear is to be demolished.
The main considerations are design/materials, residential amenity and highway issues.

Design/materials
The proposed single-storey extension to the side/rear of the house would have a pitched roof 9 hipped at the rear) and the proposed materials are render/pebbledash and concrete roof tiles.
The garage extension would be 4m in width (4.3m for the store), would be in line with the front elevation and extend back by 11.6m. The extension would be 0.2m from the boundary wall between the application property and 84 Brunshaw Avenue. No.84 Brunshaw Avenue is at a higher level than the application property (see photo).
The design and materials are considered to be acceptable.
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Residential amenity

The proposed single-storey extension has a garage door at the front, there are no

windows proposed in the side elevation facing no 84and none in the rear elevation. A window and door are proposed in the side of the store facing into the garden. No.84 has a window in the side elevation, however, the property is at a much higher level than the application property and outlook will not be significantly affected.

The proposed extension will not have an adverse effect on the streetscene.

Highway issues

There is an existing footway crossover to the existing driveway at the side of the dwelling. If the garage is built to the side there would be 2 off-street parking spaces 

(the garage and space [approx 6m in length] for a vehicle in front of the garage).
The highway authority have no objections to the proposal on highway grounds. 
Conclusion

The proposed extension is considered to be acceptable and in accordance with the Local Plan policies listed above.

Recommendation:
Grant 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 drawings listed above.
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 to ensure that the development remains in accordance with the development plan.
LAB
