Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/MN

	Application No: 
	3/2005/0221/P

	Development Proposed:
	Change of use of ex dairy buildings and farm buildings to be converted to a livery facility and two holiday homes to be used in conjunction with the equestrian facilities; and replace an existing agricultural building with a new one at Little Snodworth Farm, Langho

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to the development itself but has concerns regarding the increase of traffic to and from the site on relatively minor narrow roads which can be very busy during the morning and evening rush hours.  The Parish Council is also concerned as to where the large numbers of horses envisaged will be exercised and would question the safety aspect if the local roads were to be used.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – If you are satisfied that the development proposals fall within farm diversification policies and are minded to approve the proposal, please ensure that the access is widened as detailed on the revised access plan attached to Lancashire Rural Futures’ letter dated 7 June 2005 before any building works commence, or before the site is first brought into use.  It would be desirable to ensure that no events can be held at this site and a condition to this effect would prevent a significant increase in traffic along Snodworth Road and through the sub-standard junction with York Lane.  

Environment Directorate (County Archaeologists:  Recommends a condition requiring a programme of building recording and analysis.  

Environment Agency - No objections subject to two conditions and two informatives concerning satisfactory drainage and anti-pollution measures.



	CONSULTATIONS: Nearby Residents

	One letter has been received from a nearby resident who has no objections to the proposal.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV4 - Green Belt.

Policy RT1 - General Recreation and Tourism Policy.

Policy RT16 - Development Involving the Keeping or Riding of Horses.

Policy RT3 - Conversion of Buildings to Tourism Related Uses..

Policy EMP12 - Agricultural Diversification.



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

	Little Snodworth Farm is situated at the end of an approximately 180m long access track which runs off the southern side of Snodworth Road, approximately 100m from its junction with York Road.  There are two dwellings close to the junction of the farm access with Snodworth Road, but no dwellings particularly close to the farm buildings complex itself.  The general locality is open countryside designated as Green Belt and lies to the south east of the settlement of Langho.  

The buildings within the complex, and the proposals for them, are as follows:

1.
The existing farmhouse which now has a pebble-dashed finish.  This building is not affected by the proposals. 

2.
A barn attached to the farmhouse which is of stone construction with a stone slate roof.  This would be converted into a three bedroom holiday let with disabled facilities.   An existing barn door opening would be utilised and four new windows would be provided in the front elevation.  These windows are of different sizes and are, in my opinion, acceptable (particularly in view of the modern windows and pebble-dashed finish of the attached farmhouse) there would be no new windows formed in any of the other elevations of the barn.  

3.
A small detached barn across from the yard in front of the farmhouse, which is a mixture of stone and block work with a slate roof.  This would be converted (without the need for any additional door or window openings) into a small single storey one bedroom holiday let.  

4.
A modern agricultural building immediately adjoining the detached barn, this is of block work construction with a corrugated sheet roof, and is of no visual or architectural merit.  This building would be demolished and replaced, on almost exactly the same footprint, with a new tractor shed of profiled sheet construction.

5.
A large, modern agricultural building of block work and profiled sheet construction which is attached to the rear of the attached barn.  In perhaps the main element of the proposal, this building would be converted into 20 stables which will be offered for full or half livery rather than DIY livery.  

In a letter of support dated 7 June 2005, the applicant’s agents (Lancashire Rural Futures) make a number of comments in support of the application, and in response to initial concerns raised by the County Surveyor in respect of highway safety, as follows:

“I note the concerns which have been raised regarding the traffic increase and horses on the road.  I can confirm that the applicant will offer full and half livery rather than DIY because it will generate a higher income level.  The applicant’s farmland will be used for riding rather than the roads.  In addition, the applicant has access to bridleways which again will be promoted to the clients. 

The purpose of this project is to replace the income from the dairy.  Little Snodworth until recently was a dairy farm, due to reducing dairy income the decision has been made to diversify away from core agriculture.

The farm would have two or three tanker visits per day to pick up milk but the proposed scheme will reduce the size and frequency of tankers visiting the site.  In addition, people travelling to and from livery yards tend to do so outside the rush hour traffic periods.

We feel that the scheme will not generate a substantial increase in traffic and falls within national transport policy guidelines for farm diversification.”

Subject to conditions, the County Surveyor now has no objections to the proposal.  

With regards to the planning policies, I consider that the proposals represent an acceptable scheme of farm diversification which would not compromise the natural beauty of the locality.  As such, it would satisfy Policy EMP12 of the Local Plan.

As it involves the conversion of existing buildings, the proposal would not adversely affect the openness of the Green Belt.  As such, the requirements of Policy ENV4 of the Local Plan would be satisfied.

The two barns which are to be converted into holiday lets are structurally sound, and their conversion  would involve minimal and acceptable alterations.  This element of the overall proposals would, therefore, comply with Policy RT3 of the Local Plan.  

Both elements of the proposal would comply with the intentions of Policy RT1 of the Local Plan to extend the range of tourism and visitor facilities in the Borough.

Subject to the submission for approval of details of external materials, I can see no objections to the proposed replacement agricultural building.

Overall, subject to appropriate conditions, I consider this scheme of farm diversification to be acceptable and in accordance with the relevant policies of the Local Plan.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal represents a scheme of agricultural diversification which would not have any seriously detrimental effects on the appearance and character of the locality.  The openness of the Green Belt, the amenities of any nearby residents or highway safety.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 9 JUNE 2005 














