Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: MO/MN

	Application No: 
	3/2004/0916/P

	Development Proposed:
	CONVERSION OF BARN TO PROVIDE DISABLED PERSONS HOLIDAY ACCOMMODATION AT LOWER GAZEGILL FARM, RIMINGTON

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to this proposal 
though they would draw attention to the absence of disabled friendly access to the first floor.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – Would not wish to resist the development but would welcome improvements to the access sight lines on to Trash Lane and resurfacing of the access road at the junction.

Environment Agency - No objections.



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV3 - Development in Open Countryside. 

Policy H17 - Building Conversions - Design Matters.

Policy EMP9 - Conversions for Employment Uses.

Policy EMP12 - Agricultural Diversification.

Policy RT1 - General Recreation and Tourism Policy.

Policy RT3 - Conversion of Buildings to Tourism Related Uses.



	COMMENTS/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	A change of use is sought for the conversion of a redundant barn attached to the farmhouse into disabled holiday accommodation at ground and first floor levels, including six bedrooms, two multi purpose rooms, family room, office, utility and storage rooms.

The application is an agricultural diversification scheme which will provide a unique visitor/tourism facility in the Borough.  Lower Gazegill is an organic farming enterprise which offers young disabled children the experience of visiting a working farm.  The barn itself is of a traditional stone built construction and the scheme of conversion is considered sympathetic.  Maximum use is made of existing openings and the structural survey would indicate that the barn is in very good structural order.  

The Highways Engineer did raise concerns about the access but considers that some relaxation could be accepted as traffic speeds along Trash Lane should be low due to the restricted width of the road.  

The proposal will contribute to the long term viability of the farm and is to provide a unique tourism opportunity for disabled persons.  A favourable recommendation is, therefore, appropriate.



	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 OCTOBER 2004 














