Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/CMS

	Application No: 
	3/2011/0480/P

	Development Proposed:
	Granny annex (detached) re-submission of refused application 3/2010/1011/P at Shuttleworth Farm, Henthorn Road, Clitheroe

	CONSULTATIONS: Parish/Town Council

	Town Council - No comments or observations received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No observations received.

Environment Agency – Initially expressed objections to this application on the grounds that the site is within Flood Zone 3 and no Flood Risk Assessment was submitted with the application.  A Flood Risk Assessment was subsequently submitted and discussions and negotiations took place over a considerable period of time between the applicants/agent and the Environment Agency.  As a result of this negotiation, the Environment Agency commented that it would have no objections to the proposal subject to the building being in a position shown on a sketch plan dated 13 November 2011 (submitted to the EA directly by the applicant) and with a finished floor level of 46.61m above Ordnance Datum (ie 300mm above the ground floor level of the existing farmhouse). Formal and accurate amended plans showing the position and finished floor level of the annex in accordance with the Environment Agency’s requirements were received on 20 January 2012.



	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.

PPS25 – Development and Flood Risk.



	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.  Previous application 3/2010/1011/P sought permission for the erection of a detached granny annex in a position 1.6m away from the southern boundary of the site and 29m away from the southern elevation of the farmhouse.  The building proposed in that previous application was approximately 10m long and 5m wide (excluding a proposed open porch) with eaves/ridge heights of approximately 2.5m/3.5m.  Its external walls were to have a finish of treated timber logs and it was to have a tiled roof of unspecified type and colour.  The accommodation within the proposed building comprised a lounge/kitchenette, two bedrooms, hall and a bathroom.  No details were given in the application of the intended occupants of the annex.  Permission was refused for the following reasons:

1.
In the opinion of the Local Planning Authority, the proposed detached granny annex, by virtue of its size and its location approximately 29m away from the existing main dwelling, would not constitute a modest level of accommodation which would be 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 is contrary to Policy H9 of the Ribble Valley Districtwide Local Plan.

2.
The proposed use of timber walls would give the building the appearance of a “log cabin”.  As such, the building would not be typical of other buildings in the locality and would therefore represent an inappropriate and incongruous addition to the local landscape to the detriment of visual amenity contrary to Policies G1 and ENV3 of the Ribble Valley Districtwide Local Plan.

This current application seeks permission for a detached annex of the same size and internal accommodation as the original application and in approximately the same location.  To address the visual amenity reason for refusal of the original application, the building is now to be of stone construction with a natural slate roof and timber door and window frames.  It is also to be cut slightly into the ground in order to reduce its visual impact.

I consider that the amended external appearance of the proposed building has satisfactorily addressed the second reason for refusal of the original application.

In relation to the first reason for refusal, the applicants have stated that the annex would be occupied by her clients, Mr & Mrs Waterhouse, in order that their 4 children (all of whom are in their 20’s) can live independently in the main house; and that it is their intention to use the annex ancillary to the main dwelling for personal family use.

By virtue of its now more robust and permanent external materials, I consider that the building as now proposed would be capable of reuse in the future for uses such as a garage, home office or gymnasium.  It might also be attractive to other multi-generation families seeking accommodation that enables elderly relatives to be cared for whilst retaining a certain level of independence.

Since the refusal of the previous application, the policy document “Addressing Housing Need in the Ribble Valley – Housing Policy” which is part of the Local Development Framework Evidence Base, has been approved by the Council’s Health and Housing Committee on 19 January 2012.  It is now therefore a material consideration in the determination of planning applications.  It is stated in this document that “providing housing for the elderly has been a priority within the Housing Strategy for many years”.  The Local Plan was adopted in 1998, and it is becoming increasingly evident that there is an ageing population in the Borough who have specific needs in relation to housing.  The provision of this annex accommodation would contribute in a small way to the overall provision for the elderly in the Borough.

There are also other detached annexes of this general size/type in the Borough for which planning permission has been granted either by the Local Planning Authority or on appeal.

Having satisfactorily addressed the visual amenity reason for refusal and, in view of the comments above in relation to the other reason for refusal of the original application, I consider, overall, that this amended proposal is now acceptable in the current policy situation and in view of similar developments elsewhere in the Borough.

A further issue arose during the consideration of this application in the form of the initial objections to the proposal by the Environment Agency (who had not expressed any objections to the original application).  Through discussions and negotiations between the Environment Agency and the applicants/agent, and the submission of satisfactory amended plans, the requirements of the Environment Agency are now satisfied.



	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.


DATE INSPECTED: 














