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	Development Description:
	Proposed detached building for the purpose of a group exercise studio.

	Site Address/Location:
	St Michaels Lodge, Northcote Road, Langho. BB6 8BG

	

	CONSULTATIONS: 
	Parish/Town Council

	Billington and Langho Parish Council do not have any objections

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:

	Responded on 14/12/20 – no objections.

	Network Rail:

	Consulted on 5/1/21 - no comments received to date, but informative added to advise applicant of the proximity to the railway.

	LCC Archaeology:

	Responded on 4/1/21 – no objections.

	RVBC Conservation:

	No objections.

	

	CONSULTATIONS: 
	Additional Representations.

	No representations have been received in respect of the application.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1 – Development Strategy 
Key Statement DS2 – Presumption in Favour of Sustainable Development
Key Statement EC2 - Development of Retail, Shops and Community Facilities and Services
Policy DMG1 – General Considerations 
Policy DMG2 – Strategic Considerations
Policy DME1 – Protecting Trees and Woodlands 
Policy DMH5 – Residential and Curtilage Extensions

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2009/0070:
Proposed change of use of existing hotel into respite care accommodation.

3/2013/0874: 
Proposed two storey annex building extending amenity space for the purpose of rehabilitation of injured and infirm police officers.


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The proposal relates to a rehabilitation complex in the village of Langho owned by the North West Police Benevolent Fund.

The proposed location for the detached exercise studio lies within a landscaped area in the South-west corner of the complex which is currently in use as an outdoor sitting and recreational area.  

A small cluster of residential dwellings borders the proposal site to the North on Northcote Road. The Ribble Valley Railway Line and a small cluster of houses on Whalley Road are both situated directly South of the proposal site. 


	Proposed Development for which consent is sought:

Consent is sought for the construction of a detached building for use as a group exercise studio for the staff and residents of St. Michaels Lodge. 


	Principle of development:

St. Michaels Lodge is part of the North West Police Benevolent Fund which offers a range of services to serving and retired police officers who are experiencing physical, mental and hardship difficulties. The applicant seeks permission for the construction of a detached exercise studio for the purposes of creating additional floorspace to accommodate group physical therapy sessions. 

The proposal site lies just outside of the defined settlement area of Langho. Policy DMG2 of the Ribble Valley Core Strategy states that development outside the defined settlement areas must meet with at least one of a number of predefined conditions in order to be considered as justifiable. One such condition is that ‘development should be essential to the local economy or social well-being of the area.’

St. Michael’s Lodge is an established rehabilitation centre surrounded by other development. It is an asset to the local area and the extension would provide additional facilities at the centre which would be a benefit to the users of the site.  It is not considered that the annexe which is a modest addition to the existing development on the site would conflict with policy DMG2 and is therefore acceptable in principle subject to an assessment of the other material planning considerations.


	Residential Amenity:

The detached building will incorporate two sets of bi-folding doors on its North-western elevation and a composite door on its North-eastern elevation, all of which will face away from the residential annexes of St. Michaels Lodge, the resdiential properties to the South-east on Whalley Road and the platform of Langho train station. As such, it is not considered that the proposal will pose any issues in relation to privacy through overlooking. 

The swimming pool at Annex C is by far the nearest building to the proposal and will not suffer any significant loss of daylight or outlook as result of the proposed development.


	Visual Amenity:

The proposal will be sited directly in front of the retaining wall of the railway line at a significantly lower elevation than the resdiential dwellings to the immediate South and as such will remain largely out of site from public view. 

The detached building will measure 3 metres in height, 6.5 metres in width and 12 metres in length, making it considerably smaller in scale than the existing annexes and original lodge building and appropriately subordinate to the main complex.

Moreover, the proposed use of materials for the external design of the building will ensure that the extension appropriately merges with the main complex. These materials include k-render walls and a charcoal grey roof with a fibreglass finish.

Accordingly, it is not considered that the proposed exercise studio will have an oppressive or overbearing presence, nor is it considered that it will have any negative impact upon the surrounding area’s visual amenity.


	Landscape/Ecology:

The proposal site is surrounded by three protected trees however none of these trees will be affected during construction of the proposal. 

The proposal may also involve the felling of two considerably smaller trees within the landscaped area of the complex however the applicant has stated that appropriate replanting measures will be taken in the event of the two trees being removed.


	Observations/Consideration of Matters Raised/Conclusion:

The proposal will not have any undue impacts upon residential amenity and will integrate well with the existing site layout without having any detrimental impact upon visual amenity in the surrounding area. Moreover, the proposal accords with Policy DMG2 of the Ribble Valley Core Strategy and will serve as a valuable addition to the existing complex. 

It is for the above reasons and having regard to all material considerations and matters raised that the application is recommended for approval.


	RECOMMENDATION:
	That planning permission be granted.
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