
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: CS/CMS

	Application No: 
	3/2010/1011/P

	Development Proposed:
	Detached granny annex at Shuttleworth Farm, Henthorn Road, Clitheroe

	CONSULTATIONS: Parish/Town Council

	Town Council – Considered there to be insufficient information on the submitted plans as there was no context, just a stand alone picture.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – N/A.

Environment Agency – N/A.



	CONSULTATIONS: Additional Representations

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.
Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Policy H9 - Extended Family Accommodation.



	POLICY REASONS FOR REFUSAL:

	Policies G1, ENV3 and H9 – The building is too large and too far away from the main house and would be detrimental to the appearance and character of the locality.



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

	Shuttleworth Farm is located at the far southern end of Henthorn Road beyond the household waste recycling depot.  It is within the open countryside a considerable distance outside the settlement boundary of Clitheroe.  The farmhouse is adjoined to the west by the River Ribble and to the south by its own complex of agricultural buildings.  There is another farm, Fishes and Peggy Hill, to the east.

To the immediate south of the farmhouse is an area of ground used for parking and as a garden area.  The application relates to that piece of land.  Permission is sought for the erection of a detached granny annex 1.6m away from the southern boundary of that land.  The building would be 29m away from the southern end elevation of the farmhouse.  The proposed building would be approximately 10m long by 5m wide (excluding a proposed open porch) with eaves/ridge heights of approximately 2.5m/3.5m.  Its external walls would have a finish of treated timber logs and it would have a tiled roof (of unspecified type and colour).  The accommodation within the building would comprise a lounge/kitchenette, two bedrooms, hall and bathroom.

I consider that, by virtue of its size and location so far away from the main dwelling, the proposal would not constitute the modest level of accommodation capable of integration into the main dwelling or a use ancillary to the use of the main dwelling, when circumstances change.  As such, the proposal does not comply with Policy H9 of the Local Plan.

The building will be clearly visible from Public Footpath No.1 that passes in front of the farmhouse and then crosses the field immediately to the south of the proposed building.  I do not consider a ‘log cabin’ type building to be typical of other buildings in the locality.  As such, I consider that the building would represent an inappropriate and incongruous addition to the local landscape contrary to Policies G1 and ENV3 of the Local Plan.

With regards to the comments of the Parish Council, the submitted plans clearly do show the position of the proposed building in relation to its surroundings, even including a stated dimension of 29m. between the proposed building and the farmhouse. The plans are adequate for a decision on the application to be properly made. 

I consider that planning permission should be refused for the two reasons outlined above. 



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 14 MARCH 2011





TELEPHONE CLLRS:  YES / NO


DATE:














