Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2011/0474/P

	Development Proposed:
	Change of use of land extending amenity space for the purpose of rehabilitation of injured and infirm police officers. Works to include levelling of existing land, construction of footpaths, creation of garden areas, erection of gazebo and water fountain. Northwest Police Benevolent Fund, St Michaels Lodge, Northcote Road, Langho, Blackburn, Lancashire.



	CONSULTATIONS: Parish/Town Council

	Parish Council – No objection.


	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV3 – Development in Open Countryside.

Policy EMP8 – Extensions/Expansions of Existing Firms.

PPS5 – Planning for the Historic Environment.



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

	St Michaels Lodge on Northcote Road, just outside the settlement boundary of Langho, sits within open countryside as designated by the Districtwide Local Plan. It is one of three lodges in the North West used by The Northwest Police Benevolent Fund for the rehabilitation of police officers injured whilst on duty. Permission for the use of this building was granted in 2009 (use as respite care accommodation, along with two small extensions). This scheme proposes the change of use of recently purchased from agricultural land to the west of the existing building and curtilage, to enable its use as outdoor recreation/amenity space to help the rehabilitation of officers attending the facility. The land is triangular in shape, and is bordered by the Clitheroe to Blackburn train line to the south, thus enclosing the site almost in its entirety from view. The proposal includes the hard and soft landscaping of the site, creating a walkway through the site, lawned areas, flower and shrubbery beds, tree planting, timber benches and a Gazebo.

I consider that the benefits of this added facility to the existing activities at St Michaels Lodge, clearly provide a much needed outdoor resource to aid rehabilitation, and given the enclosed nature of the site, and the sympathetic yet not overly elaborate landscaping proposed for the site, I consider the visual impact to be acceptable.

With regards to the visual impact on the setting of the Lodge itself, which is considered to be a non-designated heritage asset (considering its age early 20th Century) by virtue of guidance provided within PPS5, again given the enclosed nature of the site, and the sympathetic yet not overly elaborate landscaping proposed for the site, I consider the impact on the setting of the building to be acceptable.

On this basis, it is considered that the developments impact on the setting of the building and its overall visual impact on this location within the open countryside are acceptable in this instance, and the application is recommended 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: 18/07/2011














