Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2010/0348/P

	Development Proposed:
	Proposed two-storey side extension to create annex accommodation at Chilsey Green Farm, Stoneyhurst, Clitheroe, Lancashire, BB7 9QY.



	CONSULTATIONS: Parish/Town Council

	Parish Council – No observations or comments received within the statutory 21-day consultation period.


	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC County Surveyor - No objection to the application in principle on highway safety grounds.


	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV1 – Area of Outstanding Natural Beauty.

Policy H9 - Extended Family Accommodation.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”.



	COMMENTS/ENVIRONMENTAL/AONB/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	The application site relates to a detached farmhouse approx. 4 miles west of Clitheroe, and approx. 1mile north of Stonyhurst College, within the Forest of Bowland Area of Outstanding Natural Beauty as defined by the Ribble Valley Districtwide Local Plan. Chilsey Green Farm is a large, detached, stone built property with a slate roof, and has an even larger barn (in term of floor area) attached to its southern elevation. The main buildings are surrounded by other smaller buildings (domestic and farm related), which creates a sizeable complex of buildings at this working farm. Planning permission is sought for the erection of a two-storey extension on the north elevation of the property, the elevation facing the highway, and the extension will effectively create annex accommodation for the son of the applicant to continue to live on the farm (where he works) but have his own space within the dwelling as opposed to sharing with his parents. The scheme requires no other alterations to the existing property or to the boundary treatments or garden areas at the property.
With regards to the creation of annex accommodation, Policy H9, states that ‘The Borough Council will approve applications for the extension of properties to provide accommodation for elderly or frail relatives provided that:

i) the proposal conforms to the provisions of Policy G1 of this plan,

ii) the development is capable of integration into the main dwelling or a use which is ancillary to the use of the main dwelling when circumstances change, and that

iii) 
the extension provides only a modest level of accommodation.

Therefore, in terms of the principle of the proposal, as the proposed annex accommodation contained within the two storey side extension is clearly capable of integration into the main dwelling, and given that the extension is clearly within the domesticated area of the farmstead, it is considered that the extension proposed is acceptable in plan policy terms. However, the main concerns lie with the impact of the proposed extension on the character and setting of both the existing building and the A.O.N.B. itself, and ensuring its compliance with part (i) of Policy H9 to ensure that the proposal conforms to the provisions of Policy G1, and given the site lies within the Forest of Bowland A.O.N.B., that the scheme complies with Policy ENV1.

Policy G1 states amongst other things, that;

· development should be sympathetic to existing and proposed land uses in terms of its size, intensity and nature,

· particular emphasis shall be placed on visual appearance and the relationship to surroundings, and

· materials used should be sympathetic to the character of the area.

and, Policy ENV1 amongst other things states that;

· Development will also need to contribute to the conservation of the natural beauty of the area, and

· Design, materials, scale and massing will be important factors in deciding planning applications.

The originally submitted proposal involved an extension projecting 5m, with its ridge at the same height as the main dwelling, and a new porch extension to create a separate entrance. Given the prominent views of the existing northern elevation, this proposal was considered too dominant and visually detrimental to the character of the building and on the area. However, following discussions with the Agent, amended plans have since been received that show the extension being reduced down to a 4.5m projection, with its roof ridge set down from the main dwellings, and the loss of the porch. The extension now proposed is clearly more subservient to the main dwelling, and is seen more as a true extension to the main dwelling/building complex, than as a new dwelling attached to the end. As such, in considering these alterations, the scheme is now considered to be acceptable from a visual point of view and on balance will have no significant impact on the visual amenity of the character of the building or on the setting of the building within the Forest of Bowland A.O.N.B.

The LCC County Surveyor noted that the site plan and elevation details submitted did not show the relationship between the property, the proposed parking to the front of the property within the available residential cartilage and the highway, and he had requested a site plan that showed these provisions in the necessary detail. An amended plan has since been received indicating the necessary parking arrangements to the front of the property, and there are no objections from a highway safety point of view.
Therefore, bearing in mind the above comments, and that the proposal complies with the relevant Policies, the application is recommended accordingly.


	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has no significant detrimental impact on nearby residential amenity nor would it have an adverse visual impact.



	RECOMMENDATION: That conditional planning permission be granted.
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