Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/JS

	Application No: 
	3/2009/0070/P

	Development Proposed:
	Change of use of existing hotel into respite care accommodation also including 2 No single storey extensions at St Michael’s Lodge, 1 Northcote Road, Langho

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No objections on highway safety grounds.  However, the parking spaces shown are too narrow.  I would recommend removing one space, No. 6, and resetting the remaining to make No. 5 more accessible.  Spaces 7-10 should also be made a suitable width, 2.4m.



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.



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

	The application relates to the former Petre Lodge Hotel on the west side of Northcote Road, close to its junction with Whalley Road (A666) in Langho.  It is adjoined to the north by a dwelling, to the west by open fields and to the south by the railway bridge over the A666.

Presently, the building falls under Use Class C1-Hotels and Hostels.  The applicants, The North West Police Benevolent Fund seek planning permission to convert the existing building with the addition of two modestly sized single storey extensions into a respite care home facility for use by members of the North West police forces.  The range of care on offer would range from day case appointments for physiotherapy and counselling sessions through to short to medium term residential accommodation when necessary.  The proposal therefore, effectively, relates to the change of use from Use Class C1 to Use Class C2 (Residential Institutions)

The two small single storey extensions would be constructed in appropriate matching materials and would not have any detrimental effects on the appearance of the property itself or the locality in general, nor would they have any detrimental effects on the amenities of any nearby residents.

Also, with regards to the amenities of nearby residents, the proposed use would probably be “quieter” and involve less traffic movements than the existing authorised hotel use. 

The vehicular access into the site from Northcote Road and the parking provision would basically be the same as that utilised by the Hotel.  Subject to a minor amendment to the parking layout as advised by the County Surveyor, I consider this aspect of the proposal to also be acceptable.

Overall, I can see no sustainable objections to this proposal and I therefore 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.
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