Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/CMS

	Application No: 
	3/2011/0980/P

	Development Proposed:
	Demolition of timber framed home/farm office and erection of a granny annex and use of land for that purpose at Eastham House Farm, Clitheroe Road, Mitton

	CONSULTATIONS: Parish/Town Council

	Parish Council – No observations to make other than the house is at present rented out and not occupied by the applicant.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – No objections in principle to the application on highway safety grounds.

While there is no change proposed to the overall provision of parking within the site, I would recommend that the two spaces shown to the south of the proposed annex be allocated for its use.  Furthermore, in order to improve the safe operation of these spaces, they should be realigned so that manoeuvring takes place on the service road rather than directly to or from Clitheroe Road.  While this is a minor recommendation, it will have a direct benefit on the safe functioning of the site and for the operation of the annex in particular.

United Utilities – Has no objection to the proposed development.



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy H9 - Extended Family Accommodation.



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

	Eastham House Farm is located in the open countryside on the eastern side of the B6243 approximately 2 miles southwest of Clitheroe.  It is part of a group of properties that occupy both sides of the road at this location.  Eastham House Farm itself comprises a two storey farmhouse and a detached single storey home/farm office.  A stone barn to the south of the dwelling that was previously within the same ownership has recently been sold for conversion to a dwelling (following planning permission 3/2010/0208/P).

The existing farm office, which has a footprint of 8m x 8m is located to the north of the farmhouse and faces onto the courtyard area in front of the main house.  Permission is sought to demolish the home/farm office building and replace it with a single storey building with a footprint of 12m x 11.6m that is to be used as annex living accommodation comprising a lounge, kitchen and two bedrooms, each with en suite facilities.  There would be storage space within the roof space that would be accessed by an external staircase.  The building is to be of natural stone construction with a natural slate roof.

It is stated in the Planning Statement submitted with the application that the annex is required by the applicants, Mr & Mrs Ainsworth, as Mrs Ainsworth is suffering from increasing mobility impairment and finds using stairs increasingly more difficult.  It is stated that they currently occupy the main two storey house and the intention is that Mr & Mrs Ainsworth will occupy the annex accommodation and their daughter and her family will occupy the main house.  It is claimed that this will allow their daughter to help Mrs Ainsworth with day-to-day tasks and provide a long-term living arrangement that can provide increasing levels of care as and when needed.

Policy H9 of the Local Plan acknowledges that there is often a desire for families to accommodate elderly relatives close to home.  The Policy stipulates that the development must capable of integration into the main dwelling or a use which is ancillary to the use of the main dwellinghouse when circumstances change.

The annex will be close to the main house and will appear closely related to other buildings within the group and it is intended that the occupants of the annex will share the garden and parking area that belongs to the main house.  The building is capable of reuse in future as a garage, home office or gym.  It may also be attractive to other multi-generation families seeking accommodation that enable elderly relatives to be cared for whilst retaining a certain level of independence.

The recently adopted document “Addressing Housing Need in Ribble Valley – Housing Policy” states that “providing housing for the elderly has been a priority within the Housing Strategy for many years”.  It could be argued that the provision of this annex, in its own small way, would contribute to the overall provision for the elderly in the Borough.

Overall, I consider the proposal to be in general compliance with the intentions of Policy H9.  I also consider the precise location, design and external materials of the proposed building to be such that it would not have any detrimental effects upon visual amenity. It would face the end elevation of the existing barn (future dwelling) rather than one of its main elevations, such that the proposed annex would not, in my opinion, have any detrimental effects on the amenities of the future occupiers of that barn (should the permission for conversion be implemented). 

The proposal does not involve any changes to the existing vehicular access and there is more than ample parking provision within the overall site to serve the existing dwelling and the proposed annex.  The realignment of the two parking spaces on the forecourt, as suggested by the County Surveyor, has been addressed in an amended plan received on 24 January 2012.  There are therefore no highway safety objections to the application.

Overall, I can see no objections to this application.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposed annex will not have any seriously detrimental effects upon visual amenity, the amenities of any nearby residents, or highway safety.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 














