Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: SW/JS

	Application No: 
	3/2010/0229/P

	Development Proposed:
	Change of use of field for use for play field and activities for Beacon Reach School, Beacon Reach (formerly Ward Hall) Ward Green Lane, Longridge

	CONSULTATIONS: Parish/Town Council

	Parish Council – Raise no objection.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No objections. 



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.



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

	Consent is sought for a change of use of the field that lies to the west of Beacon Ridge to a play field and activities area for that school.  Beacon Reach is a school for children with special needs and the proposed recreation field would house various facilities including a play area with climbing apparatus, swings and other play equipment in an area nearest to the school and also hutches, sheds and runs for domestic pets including rabbits, hens and other small animals.  A sensory garden and vegetable plot are proposed with new trees and hedgerow planting around the site perimeter.  There is an existing ménage on part of the site and the intention is that this part of the site would be reused as a donkey paddock with small ménage area and stable/storage building.  In terms of the heights of the various hutches, polytunnels, sheds, stable and yurt.  These range from approximately 2.3m to 3.5m.  With regard to the play equipment on the play area various drawings have been submitted by Playdale showing apparatus of heights between 1.5m and 3.6m – the latter being an aerial runway. 

In assessing this proposal it is important to have regard to the principle of the development, highway safety and potential impact on residential and visual amenity.  With regard to the principle of development the site lies outside any defined settlement limit within land designated open countryside.  Policy G5 allows for small scale uses appropriate to a rural area and ENV3 concerns itself with the visual impact of the development.  The school has been formed by allowing the redevelopment of a former farm by extensions to existing buildings and a substantial amount of rebuild.  Given that the LPA have welcomed the redevelopment of the site for residential educational purposes I consider that change of use of the field to recreational use in association with the school does, in principle, accord with policy subject to the visual impact of the works outlined.  

The field lies to the west of the main complex of buildings and thus views of the land from Ward Green Lane are gained from the north when approaching the site.  The field is set at a slightly higher level than the school buildings but I do not consider that the school, as viewed from Ward Green Lane, would prove significantly detrimental to visual amenity.  The site is also visible from Fleet Street Lane to the south across the field between the roadside and the school premises and it is from this vantage point that views would be had of the play area with its various apparatus.  There is a mature hedgerow along the pavement edge which does limit views of the site and thus, on balance, I do not consider that the visual impact of the various play equipment and other associated structures would be so prominent as to warrant an unfavourable recommendation on that ground.  

In terms of potential impact on neighbouring amenity, the nearest properties to be affected by these works lie to the south east (Angels – a commercial premises) and south (Holmefield – dwelling) at distances of approximately 120m and 150m.  I am of the opinion that these are sufficient distance away so as not to be significantly affected by this change of use.  

The County Surveyor has not raised any objection and thus, having regard to all of the above, I consider the proposal is in accord with saved plan 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 or be to the detriment of highway safety.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 12 May 2010














