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	Development Description:
	Application for a proposed single storey side extension of existing dwelling including partial conversion of garage to living space.

	Site Address/Location:
	Blue Trees  Copster Green  Blackburn  BB1 9EP

	


	CONSULTATIONS: 
	Parish/Town Council

	Objection raised due to possible over development of the site.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objections have been received in respect of the proposed development.

	CONSULTATIONS: 
	Additional Representations.

	5 objections have been received from 9 individuals their comments are as follows:
· Overdevelopment 

· Loss of residential amenity

· Could be subdivided to form a new house without planning consent
· Increase in vehicular movement

· Loss of the garage may mean they want to build a new garage

· Negative impact on the character of the area
· Detrimental to the street scene



	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Policy DMG1 – General Considerations

Policy DMH5 – Residential & curtilage Extensions
National Planning Policy Framework (NPPF)



	Relevant Planning History:

3/1991/0670/P – Proposed detached bungalow in rear garden of Hill Top Bungalow.  Refused and appeal dismissed.

3/2001/0507/P – Erection of detached double garage for Hill Top Bungalow.  Approved.

3/2001/0647/P – Proposed building containing swimming pool, gym and sun lounge for use ancillary to the dwelling Hill Top Bungalow.  Approved with conditions.

3/2004/0742/P – Building containing swimming pool, gym and sun lounge for use ancillary to Hill Top Bungalow.  Approved with conditions.

3/2008/1004/P – Change of use of swimming pool annex to dwelling.  Approved with conditions.  This is now known as Blue Trees.

3/2009/0334/P – Proposed detached triple garage for Blue Trees.  Approved and subsequently constructed.  

3/2009/1070/P – Application for non-material amendment to planning permission 3/2009/0334/P.  Approved.

3/2010/0249/P – Application for a detached bungalow in the garden area of Hill Top Bungalow.  Permission refused and appeal dismissed.

3/2011/0120/P – Two storey extension with balcony at Blue Trees.  Permission refused but allowed on appeal.

3/2011/0177/P – Certificate of Lawfulness for annex to Blue Trees consisting of two bedrooms, lounge, study and bathroom with the description subsequently amended to relate to a gymnasium, games rooms, storage room and bathroom.  Permission refused.

3/2011/0387/P – Certificate of Lawfulness application for proposed extensions to increase living accommodation at Blue Trees.  Approved on the grounds that the proposed extensions constituted Permitted Development.

3/2011/0611/P – Proposed formation of vehicular access to the A59.  Refused.

3/2013/0671/P – Certificate of Lawfulness for a single storey extension to increase room sizes for Blue Trees.  Approved for the reason that the proposed extensions are Permitted Development.

3/2014/0115/P – Proposed variation of condition 2 of planning permission 3/2009/0334/P to allow the garage to be used as a gym for personal use.  Refused

3/2014/0116/P - Variation of condition 2 of planning permission 3/2009/0334/P to allow the garage to be used as an annex and a gym for personal use. Refused and appeal dismissed

3/2016/0114 – Erection of garage to house caravan, and boundary fence – Refused and appeal dismissed
3/2016/0333- Erection of garage to house caravan and boundary fence (resubmission of application 3/2016/0114). Refused


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates the detached dwelling known as Blue Trees, which is accessed off Manor Road in Copster Green. As detailed above there is a large amount of planning history on the site as Blue Trees was originally an outbuilding of Hill Top Bungalow, however in 2001 permission was granted to convert this outbuilding to an annex. In 2008 a further consent was granted to convert the annex into a separate dwelling (now known as Blue Trees).
Despite originally being the outbuilding and annex, Blue Trees has a substantially larger curtilage than the previous parent dwelling, Hill Top Bungalow, and within its curtilage is a large detached triple garage which was approved in 2009, with a condition restricting its use. In 2014 the applicant was unsuccessfully in applying to convert this garage to a gym and an annex.



	Proposed Development for which consent is sought:

The application seeks consent for the erection of a single storey side extension to like to the proposed converted garage. The proposed extension will measure approximately 9m by 5m with a ridge and eaves height of approximately 3.93 and 2.5m respectively. 
The proposed garage conversion will maintain one internal parking space converting the remainder of the garage to form a gym/ guest bedroom, bathroom and lounge, replacing one of the garage doors with uPvc bifold doors.


	Residential Amenity:
The neighbouring property Westholme lies to the south of the application property by approximately 28m. Due to the location of the proposed extension to the north of the application property and the distance between the aforementioned dwellings, the proposed extension is not considered to result in any loss of residential amenity.
The dwellings Hill Top Bungalow, The Bungalow and Portelet all lie to the south east of Blue trees along Manor Road, the nearest being approximately 34m from the front elevation of the application property, due to the distance between these dwellings and the single storey nature of the extension the proposed development is not considered to result in any significant impact on the residential amenity of these neighbouring properties. 
Concerns have been raised about the proposed garage conversion being subdivided to form a new dwelling within the plot, thus leading to an increase in traffic visiting too and from the site. The proposed application is for a gym and proposed additional bedroom to remain ancillary to the dwelling, a condition will be implemented on any consent granted to ensure that the property not be subdivided. As such the proposed development is not considered to result in any additional traffic than the existing dwelling would generate and as such will not result in any increase in noise and disturbance caused by the private car.


	Visual Amenity:
The proposed extension will provide a sunroom and link to the converted garage, the proposed extension will not be visible from the highway, manor road, and will be screened from the street scene. The proposal will be constructed using materials to match the existing dwelling, namely render, blue slate, upvc windows and upvc and aluminium doors. 
It is recognised by the LPA that throughout the wider area there is a variety of house types/designs, which reflect the different times/periods that dwellings have been constructed in Copster Green and the surrounding area. It is not considered that the proposed extension and conversion will significantly detract from the surrounding area. The existing dwelling is not considered to be one of any substantial visual merit and the proposed changes are not considered to have a detrimental impact on the visual amenity and character of the area.

The proposal will result in an increase in the floor area to be used as living accommodation, however the application property lies within a substantial plot of land and as such is not considered to be overbearing or over development of the host dwelling or application site. 
Concerns have been raised that the conversion of the garage would result in the requirement of an additional garage on this site. The application property benefits from ample of site parking availability and as such it is not considered that the proposed conversion would justify the requirement of another garage without very special circumstances. 


	Observations/Consideration of Matters Raised/Conclusion:

The proposed development will not result in any significant impact on the residential or visual amenity of the area. With all the above taken into consideration it is recommended accordingly.


	RECOMMENDATION:
	That planning consent be granted.


