Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: MO/EL

	Application No: 
	3/2004/0875/P

	Development Proposed:
	CONVERSION OF REDUNDANT BARN INTO TWO HOLIDAY COTTAGES AT HARTLEY’S FARM, TOSSIDE

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Highways Engineer) – The proposed development is remote from most facilities and therefore will be wholly dependent upon increased use of the private car and therefore is hardly sustainable.  However, if you are minded to approve this development, I must request that the existing access be improved as currently visibility is extremely restricted by the high frontage wall to the right on egress.  This wall should be set back 2.4m from the road edge between this main access and the field gate to the south and thereafter the verge so created shall be kept clear of any obstructions above road level.  In addition, the access should be tarmacked for the first 10m back from the road edge.  These requirements should be conditioned to be implemented prior to building works commencing.

Environment Agency - No objections subject to certain technical requirements.



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy EMP12 - Agricultural Diversification.

Policy H17 - Building Conversions - Design Matters.

Policy RT1 - General Recreation and Tourism Policy.



	COMMENTS/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	This is an agricultural diversification scheme for conversion of barn attached to the main farmhouse into two holiday cottages.  The farm is approx. half a kilometre to the south of the village of Tosside, in the AONB.  The scheme of conversion is considered relatively sympathetic with existing openings being utilised, in the main, for proposed window and door openings.  Following amendments, the conservatory extension at the rear has been removed.  I am of the opinion that the principle of the conversion is acceptable in that it will contribute towards tourism and the local economy in general and, in addition, will safeguard the long-term viability of the farm.  Overall, the proposal would not detract from the visual amenities of the area.  There are no nearby properties.   Concerns have been expressed by the County Surveyor about the poor quality of the access to the farm; it will consequently be necessary to impose a condition to ensure improvements to the sight lines.

I conclude that the proposal complies with the relevant Local Plan policies and would therefore recommend 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 or be to the detriment of highway safety.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 27 SEPTEMBER 2004














