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	Development Description:
	Proposed change of use to Residential Family Centre.

	Site Address/Location:
	14 and 16 Inglewhite Road and 1A Crumpax Avenue, Longridge, PR3 3JS.

		

	CONSULTATIONS: 
	Parish/Town Council

	Longridge Town council:
	Objections raised to the proposal on the following grounds:

· Major parking issues
· Off street parking is not available and a Travel Plan should be implemented
· Other residents need to be contacted about the proposal as they will be impacted by the lack of off-street parking


	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objections.

	

	RVBC Environmental Health:
	No objections.

	
	

	Lancashire Fire and Rescue Service:
	Standard response requiring adherence to standing advice.

	
	

	CONSULTATIONS: 
	Additional Representations.

	None.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1: Development Strategy
Key Statement DS2: Sustainable Development
Key Statement EN5: Heritage Assets
Key Statement EC2: Development of Retail, Shops and Community Facilities
Key Statement DMI2: Transport Considerations
Policy DMG1: General Considerations
Policy DMG2: Strategic Considerations
Policy DMG3: Transport & Mobility
Policy DME4: Protecting Heritage Assets

Planning (Listed Buildings and Conservation Areas) Act 1990

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2023/0173: 
Certificate of Lawfulness for the proposed use of the two existing flats to house young families for short to medium periods of time with occasional stay-overs (Approved)

3/2013/0756:
Conversion of Existing dwelling to form 2 No residential Units (Approved)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to three terraced properties situated on the junction of Inglewhite Road and Crumpax Avenue in Longridge. No. 14 Inglewhite Road and No. 1A Crumpax Avenue comprise one and two bedroom ground and first floor residential apartments respectively with No. 1A Crumpax Avenue sited directly above No. 14 Inglewhite Road. No. 16 Inglewhite Road comprises a two storey two bedroom residential property which adjoins to the North-eastern side of No. 14 Inglewhite Road and No. 1A Crumpax Avenue. Access to No. 14 Inglewhite Road and No. 1A Crumpax Avenue is via a yard gate and doorway respectively from Crumpax Avenue, with the principal access to No. 16 Inglewhite Road being from Inglewhite Road. Each of the properties comprises a mixture of stone elevations, slate roof tiles and white UPVC windows, with No. 14 Inglewhite Road / 1A Crumpax Avenue and No. 16 comprising hipped and gabled roof designs respectively. The rear North-eastern elevations of the application properties comprise adjoining two storey mono-pitched outriggers which accommodate kitchen and bathroom areas at their ground and first floor levels respectively. The surrounding area is predominantly residential in character with commercial development lying within the vicinity of the application site to the West and South. The application properties lie within the defined settlement area of Longridge within the Longridge Conservation Area on a busy main road location.


	Proposed Development for which consent is sought:

Planning consent is sought for a change of use of No. 14 and 16 Inglewhite Road and 1A Crumpax Avenue from residential (Use Class C3) to one five bedroom Residential Family Centre (Use Class C2) to accommodate young families and supervisory care staff. 


	Principle of Development:

Paragraph 96 (c) of the National Planning Policy Framework states:

‘Planning policies and decisions should aim to achieve healthy, inclusive and safe places and beautiful buildings which enable and support healthy lifestyles, especially where this would address identified local health and well-being needs.’

In addition, Paragraph 97 (b) and (d) state:

‘To provide the social, recreational and cultural facilities and services the community needs, planning policies and decisions should take into account and support the delivery of local strategies to improve health, social and cultural well-being for all sections of the community [and] ensure that established shops, facilities and services are able to develop and modernise.’

Having regard to local planning policy, Key Statement DS1 of the Core Strategy seeks to direct the majority of new development to the principal settlements of Clitheroe, Whalley and Longridge.

In a similar vein, Policy DMG2 states:

‘Development proposals in the principal settlements of Clitheroe, Longridge and Whalley and the tier 1 villages should consolidate, expand or round-off development so that it is closely related to the main built up areas, ensuring this is appropriate to the scale of, and in keeping with, the existing settlement.’

Furthermore, Key Statement EC2 of the Ribble Valley Core Strategy states:

‘Development that supports and enhances the vibrancy, consumer choice and vitality and unique character of the area’s important retail and service centres of Clitheroe, Longridge and Whalley will be supported in principle.’

In this instance, the proposal relates to the development of a residential family centre which would be facilitated through a change of use of three existing residential properties located within the defined settlement area of Longridge. The proposed residential family centre would accommodate young families for short to medium periods of time (12 weeks on average) who would receive round the clock on-site support from the applicant (a local care services provider) who would utilise the proposed residential family centre to carry out comprehensive parenting assessments. This service is already provided by the applicant through the use of No. 14 Inglewhite Road and No. 1A Crumpax Avenue (within the remit of a Class C3 (b) use, as established by previous application 3/2023/0173) therefore the proposed consolidation of No. 14 and 16 Inglewhite Road and No. 1A Crumpax Avenue (as a new Class C2 use) would allow the applicant to increase their existing care provision which in turn would be of benefit to the health and well-being of young families within the locality.

Taking account of all of the above, the proposed development would align with the aims and objectives of Paragraphs 96 (c) and 97 (b) and (d) of the NPPF and Key Statements DS1 and EC2 and Policy DMG2 of the Core Strategy with respect to its strategic location, use of existing infrastructure and the benefits that would be delivered to the local community and as such is considered to be acceptable in principle, subject to further assessment of additional material planning considerations.


	Impact upon Character/appearance of Conservations Area:

The application properties are sited within the Longridge Conservation Area and are also identified as Buildings Of Townscape Merit on the Longridge Conservation Area Townscape Appraisal Map. With reference to making decisions on applications for development in Conservation Areas, Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 states that: 

“...special attention shall be paid to the desirability of preserving or enhancing the character or appearance of that area.” 

This guidance is reiterated in Key Statement EN5 of the Ribble Borough Valley Core Strategy which stipulates that all development proposals should respect and safeguard the character, appearance and significance of all Conservation Areas. 

In this instance, no external works are proposed to any of the application properties or elsewhere within the confines of their rear yard areas as part of the proposed change of use therefore no concerns are raised with respect to the impact of the proposal upon the historic character of the application properties or surrounding area.  The proposed development would satisfy the requirements of Key Statement EN5 and Policy DME4 of the Ribble Valley Core Strategy and Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990.


	Impact Upon Residential Amenity:

Paragraph 135 (f) of the National Planning Policy Framework states:

‘Planning policies and decisions should ensure that developments create places that are safe, inclusive and accessible and which promote health and well-being, with a high standard of amenity for existing and future users’.

In addition, Paragraph 191 (a) of the National Planning Policy Framework states:

‘Planning policies and decisions should also ensure that new development is appropriate for its location taking into account the likely effects (including cumulative effects) of pollution on health, living conditions and the natural environment, as well as the potential sensitivity of the site or the wider area to impacts that could arise from the development…in doing so they should mitigate and reduce to a minimum potential adverse impacts resulting from noise from new development – and avoid noise giving rise to significant adverse impacts on health and the quality of life.’

Additional national planning practice guidance with respect to the management of potential noise impacts from developments advises:

‘Noise needs to be considered when development may create additional noise…plan-making and decision making need to take account of the acoustic environment and in doing so consider whether or not a significant adverse effect is occurring or likely to occur; whether or not an adverse effect is occurring or likely to occur and whether or not a good standard of amenity can be achieved.’

Policy DMG1 is also of relevance in as much that it provides general guidance with respect to the impact of proposals for development upon existing amenities, with a stipulation that all development must be sympathetic to existing and proposed land uses in terms of its size, intensity and nature.

In this instance, the application properties lie within a predominantly residential area therefore consideration must be given towards the impact of the proposed change of use upon neighbouring amenity with respect to occupancy levels, the nature of use proposed and potential disturbances arising from comings and goings to and from the property.

Having regards to occupancy levels, the proposed residential family centre would be registered with Ofsted to accommodate a maximum of five families based on a single child occupancy. In addition, all families would be supervised by a minimum of two support staff during the daytime and evening (this would periodically increase to three support staff on four days of the week during office hours in the event of a manager or senior member of staff being on site). In terms of occupants, this could potentially result in a maximum total of eighteen occupants being on site at any given time (x 10 parents, x 5 children and x 3 support staff). Notwithstanding this, the applicant has stated that they would likely not provide accommodation for more than one or two couples at any one time. In addition, the applicant would be bound by both legal regulations and Ofsted expectations to prevent occurrences of overcrowding on site as far as possible in order to meet the individual care needs of resident families. Therefore in reality the total number of occupants on site at any one time would likely be well below the property’s maximum occupancy threshold.

Having regard to the proposed use of the consolidated properties, the residential family centre would accommodate families who would occupy the property on a residential basis, albeit with supervision from care workers therefore the use proposed for the consolidated application properties would also be largely commensurate with the existing C3 use of the three application properties. 

Turning to the issue of potential disturbances from the proposed development, staff changeovers at the application site between daytime and night staff would be twice daily at 07:45 and 19:45 for a brief period of approximately 15 minutes and these changeover times would remain fixed, as would the shift patterns for daytime staff (07:45 – 20:00), evening staff (19:45 – 08:00) and the site’s manager / senior (office hours). The application site is situated on a busy main road location in close proximity to numerous amenities therefore it is not anticipated that the proposed shift changeover periods (which in any case would be brief in duration) would result in any measurable disturbance to neighbouring residents in as much that the proposed staff changeovers would be undertaken in the context of similar comings and goings being undertaken in the locality during the same time period. It is further stated that home schooling would not be undertaken for any resident children therefore precluding the need for visits from educational professionals and activity from additional external professionals would otherwise be largely limited to infrequent visits from social workers (once weekly), healthcare professionals (once fortnightly) and Local Authority social workers (once every six weeks). 

Taking account of all of the above, it is not considered that the proposed change of use would give rise to noise and disturbances that would be unduly harmful to the amenity of any neighbouring residents. The proposal would therefore satisfy the requirements of Paragraphs 135 (f) and 191 (a) of the NPPF and Policy DMG1 of the Core Strategy.


	Visual Amenity/External Appearance:
 
Paragraph 135 (c) of the NPPF states:

‘Planning policies and decisions should ensure that developments are sympathetic to local character and history, including the surrounding built environment and landscape setting.’

Policy DMG1 of the Ribble Valley Core Strategy provides general design guidance as follows: 

‘All development must be sympathetic to existing and proposed land uses in terms of its size, intensity and nature as well as scale, massing and style…particular emphasis will be placed on visual appearance and the relationship to surroundings, including impact on landscape character.’

As previously conveyed, no external works are proposed to any the application properties or elsewhere within the confines of their rear yard areas therefore the proposed development raises no concerns with respect to impacts upon the visual amenities of the area. The proposal would therefore satisfy the requirements of Paragraph 135 (c) and Policy DMG1 of the Core Strategy.


	Highways and Parking:

The proposal has been subject to review from Lancashire County Council Highways who have raised no issues with the proposed change of use with respect to access, parking provision or general highway safety on the basis of the application properties being sited within a sustainable location on a bus route and in close proximity to local amenities and nearby off street parking provision. Concerns have been raised through the application’s consultation process with respect to the absence of designated off-street parking for the site however as conveyed in the response from the LHA, given that the application properties are sited within a sustainable location in close proximity to public transport links and nearby designated off-street parking areas, resident families and their support staff would not be entirely reliant upon the use of private motor vehicles therefore the proposal raises no significant concerns with respect to vehicle parking provision. Comments received through the application’s public consultation process also make reference to a requirement to provide a travel plan in support of the application however the proposed development does not fall within any of the relevant thresholds which require the submission of a travel plan. On this basis, it is not considered that the proposed development will have any undue impacts upon highway safety as such the proposal satisfies Policy DMG1 of the Core Strategy (highways).


	Landscape/Ecology:

No ecological constraints were identified in relation to the proposed development.


	Observations/Consideration of Matters Raised/Conclusion:

The proposal would align with the aims and objectives of Paragraphs 96 (c) and 97 (b) and (d) of the NPPF and Key Statements DS1 and EC2 and Policy DMG2 of the Core Strategy with respect to its strategic location, use of existing infrastructure and the benefits that would be delivered to the local community, thus establishing the principle of the development proposed.

Furthermore, it is not considered that the proposed change of use would give rise to noise and disturbances that would be unduly harmful to the amenity of any neighbouring residents, nor is it considered that the proposal would have any undue impacts upon highway safety.

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


	RECOMMENDATION:
	That planning consent be granted subject to the imposition of conditions.
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