
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: MO/JS

	Application No: 
	3/2005/0173/P

	Development Proposed:
	CONVERSION OF FARM BUILDING TO KITCHEN/DEMONSTRATION AREA FOR EXISTING TRAINING CENTRE AT CLOUGH BOTTOM FARM, BASHALL EAVES.

	CONSULTATIONS: Parish/Town Council

	Parish Council – Concerns about the access to the site as there have been previous complaints about traffic congestion from people in the village.  Should the converted building lead to any increase in traffic, the existing problems would only be exacerbated.  The Parish Council consider if more passing places were provided on the approach to the farm, this would improve access.  It may also be of help to neighbours if the use of the demonstration room was restricted to normal working hours.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Highways Engineer) – The proposed development increases the training centre floorspace by 155m2 and will therefore increase the attraction of private cars to the site.  The remote location of the site and substandard highway infrastructure with narrow approach roads and lack of visibility mean that the site is almost wholly dependent upon increased use of the private car.  The developer has not included any proposals to minimise this dependence or show how the development can be more sustainable. Therefore, I must recommend that the development be resisted in the interests of good highway planning and highway safety.



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy EMP9 - Conversions for Employment Uses.

Policy EMP12 - Agricultural Diversification.



	POLICY REASONS FOR REFUSAL:

	Policy G1 and EMP 9 – Detrimental to highway safety.



	COMMENTS/ENVIRONMENTAL/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	This planning application seeks planning permission for the conversion of a modern farm building into a demonstration area and kitchen and dining room areas to be used in association with the existing training centre.  The building (excluding wood store) has the overall maximum dimensions of 14m x 12.1m x 3m to the eaves and 4.8m to the pitch.  It is situated within the main farm complex immediately adjacent to Bashall Brook.

Whilst the conversion of the barn itself would cause little harm to the visual amenities of the area, any increase in car-borne visitors is unacceptable to the County Highways Engineer.  Approach roads to the site are narrow with very poor visibility.  Policy G1(d) requires development to provide safe access suitable to accommodate the scale and type of traffic likely to be generated.  Policy EMP9(v) also requires development involving the conversion of buildings to employment uses to provide safe access.


In summary, the proposed conversion is contrary to Local Plan Policy and I therefore recommend accordingly.



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 31 MARCH 05





TELEPHONE CLLRS:  YES / NO
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