Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: SW/JS

	Application No: 
	3/2008/0052/P

	Development Proposed:
	Conversion of farm into farm style accommodation with full disabled facilities for school groups at Lower Gazegill Farm, Rimington. 

	CONSULTATIONS: Parish/Town Council

	Parish Council - No comments or observations received within the 21 day statutory consultation period.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – No representations have been received.

County Archaeology – No objections subject to imposition of conditions.

	CONSULTATIONS: Additional Representations.

	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/ENVIRONMENTAL/AONB/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	Consent is sought for the change of use of substantial stone built barn attached to the farmhouse into an on-site residential educational facility.  The barn, as converted, would accommodate six bedrooms over two floors with kitchen and multi purpose rooms.  The farm is an organic rare breed farm with this facility offering people the opportunity to stay on a working farm and learn new skills; eg the fire and rescue service is currently using the farm as a training location for large animal handling which, in a rural area, can be a regular encounter for such services.   This type of diversification is unique in the Borough and should, in principle, be welcomed.  The actual detail of the conversion works has been approved previously under 3/04/0916/P but that consent has since lapsed.  The details are the same except for the fact that the architect has not, in either scheme, incorporated an existing ground floor window on the eastern elevation which the applicant wish to retain.  As this is an existing feature its retention should be welcomed.  

Therefore, having regard to the above I am satisfied that the scheme accords with policy and 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.

	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 














