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	Development Description:
	Proposed change of use of residential care home (use class C2) to a children's home (use class C2). Erection of covered cycle storage.

	Site Address/Location:
	Alston Lodge Lower Lane Longridge PR3 2YH

		

	CONSULTATIONS: 
	Parish/Town Council

	No response received.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	Lancashire County Council acting as the Local Highway Authority (LHA) provided comments stating they do not raise an objection subject to conditions relating to the provision of car parking/turning prior to the first use and the retention of parking, as well as the provision of cycle storage prior to first occupation/use.

Amended comments have been received dated 15/04/2025 which states that the LHA are now satisfied that 8 parking spaces that can be achieved, 6 are dedicated and while 2 cannot be accommodated within a dedicated space, they can be accommodated within the site, given the staffing schedule it would not be a concern that 2 spaces may be blocked in by other staff vehicles and this can be changed over at shift changes. They therefore have no highway concerns regarding this proposal. 

When considering the parking standards for a care home, the requirement would be 1 per 5 bedrooms. However, given that the site appears to operate as a 1:1 care home with 16 staff members for 16 residents, we would recommend much greater parking allocation. Given the site is on a bus route and has access to local bus stops, I would suggest a minimum of 12 parking spaces for such an establishment. 

It is my view that the charge of use will have a lesser impact in terms of parking need than the existing care home facility. 


	Lancashire Police:
	No response received.

	

	CONSULTATIONS: 
	Additional Representations.

	One representation has been received raising concerns regarding security risks/anti-social behaviour arising from the proposed change of use.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	
Ribble Valley Core Strategy:

Key Statement DS1: Development Strategy
Key Statement DS2:  Sustainable Development
Key statement DMI2 Transport Considerations

Policy DMG1: General Considerations
Policy DMG2: Strategic Considerations
Policy DMG3: Transport & Mobility
Policy DME1: Protecting Trees and Woodlands

National Planning Policy Framework (NPPF)

Adopted Longridge Neighbourhood Development Plan:

Policy LNDP3: Longridge Design Principles
Policy LNDP6: Landscape


	Relevant Planning History:

3/2025/0054
Certificate of lawfulness for proposed change of use of residential care home (use class C2) to a children's home (use class C2).
Refused

3/2019/0743
Outline application for demolition of existing buildings and replacement with purpose built care home and twelve extra-care apartments together with associated access, car parking and associated works.
Refused

3/2006/0887
Proposed permanent log cabin to replace existing portakabin office accommodation (Resubmission).
Approved with Conditions

3/2006/0556
Proposed permanent Log Cabin to replace existing Portakabin office accommodation.
Withdrawn

3/2004/0128
Provision of portakabin as temporary office accommodation
Approved with Conditions

3/1996/0089
Renewal of application no. 3/91/0382 (two storey extension to provide ten additional bedrooms)
Approved with Conditions

3/1995/0028
Renewal of application no. 3/91/0382 (two storey extension to provide ten additional bedrooms)
Approved with Conditions

3/1991/0382
Two storey extension to provide ten additional bedrooms
Approved with Conditions

3/1988/0552 
Single storey extension to form residential accommodation for Matron Quarters (Reserved Matters)
Approved with Conditions

3/1988/0321 
Outline permission for single storey extension to form residential accommodation for Matron Quarters.
Approved with Conditions

3/1986/0236 
Change of use of private residents to elderly persons’ residential home
Approved with Conditions


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a former elderly person home within the settlement boundary of Longridge. The area is predominantly residential in character with Alston Lodge being identified as a non-designated heritage asset within the Longridge Neighbourhood Plan. The building is a two-storey building with associated outbuildings and has been extended in the past as identified above. 

The site is also located within the adopted Longridge Neighbourhood Plan Area.


	Proposed Development for which consent is sought:

The proposed development is for the change of use of a residential care home (Use Class C2) to a children’s home (Use Class C2).

A certificate of lawfulness was applied for and refused for the following reason:

The use of the site known as 'Aston Lodge' identified in the submitted Location Plan (scale 1:1250) as a residential children's home is considered to fall within Use Class C2 of The Town and Country Planning (Use Classes) Order 1987 (as amended), however an application for planning permission is required due to the use being restricted to a rest home for the elderly and for no other use as indicated in Condition 2 of planning permission ref: 3/1986/0236.  A certificate of lawfulness is hereby refused having regard to Section 192 of the Town and Country Planning Act 1990.

As such, an application for planning permission is sought. The supporting information confirms that the proposal would not involve any internal alterations to the building. Externally, the supporting Design & Access statement indicates that there are 6 no. off-street parking spaces, an EV charging point and cycle storage.

The proposed residential children’s home would accommodate up to 5 no. children at one time with 7 full-time employees. The staff members would work on a rota shift pattern basis, including overnight shifts.

Following discussions with the LHA and the agent for the application, the description has been amended to include a small covered cycle storage structure with a footprint of approximately 6.16sqm. The roof would have a mono pitch with a maximum height of 2.1 metres approximately and would be constructed of treated sawn boarding. 


	Principle of Development:

With regards to the principle of development, Key Statement DS1 of the Ribble Valley Core Strategy states that majority of new housing development will be concentrated to the principal settlements, including Longridge.

In addition, Policy DMG2 of the Ribble Valley Core Strategy also states that:

Development should be in accordance with the core strategy development strategy and should support the spatial vision.

1. 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.

The proposal would be located within the main settlement of Longridge and re-use an existing building. As such, the proposal is considered to comply with Key Statement DS1 and Policy DMG1 of the Ribble Valley Core Strategy.

In addition, the proposal for a residential children’s home in the main settlement of Longridge would comply with Policy DMI2 of the Ribble Valley Core Strategy, which states that new development should be located to minimise the need to travel and should incorporate good access by foot and cycle and have convenient links to public transport to reduce the need for travel by private car.

Whilst the use of the site would be a C2 residential use, the proposal is also an employment generating use where Policy DMB1 applies. Policy DMB1 of the Ribble Valley Core Strategy states that:

Proposals that are intended to support business growth and the local economy will be supported in principle. Development proposals will be determined in accord with the core strategy and detailed policies of the LDF as appropriate.

The supporting documents submitted with this application indicate that (although now vacant), the existing care home employed up to 16 people. It is acknowledged that the proposed new use as a residential children’s home would provide less employment, with up to 7 employees. However, as the proposal would still be for an employment generating use, it is not considered that the proposal would result in the loss of an employment use that would trigger the requirement for additional information to be submitted by way of marketing evidence as part of the application.

Overall, it is considered that the proposed use as a residential children’s home is acceptable in principle and the change of use complies with the above policies.  


	Impact Upon Residential Amenity:

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

‘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 users51; and where crime and disorder, and the fear of crime, do not undermine the quality of life or community cohesion and resilience’.

Furthermore, Policy DMG1 of the Core Strategy requires all proposals for development to consider the effects of development upon existing amenities stating that development must not adversely affect the amenities of the surrounding area.

Policy LNDP3 of the Longridge Neighbourhood Plan states that proposals should:

‘Have no significant adverse impact on residential amenity for existing and future residents’

Paragraph 69 of the NPPF states that:

Planning decisions should decisions should aim to achieve healthy, inclusive and safe places which are safe and accessible, so that crime and disorder, and the fear of crime, do not undermine the quality of life or community cohesion.

The proposed development does not involve any building operations as confirmed within the application form and supporting Design & Access statement. The main impact on the occupiers of residential receptors would be whether there would be any increase in noise levels that would adversely affect amenity. Paragraph 3.9 of the Design & Access statement considers that the proposal would represent a less intensive use than the previous elderly care home with less estimated comings and goings from the site.

There has been one representation raising concerns regarding potential crime increases and anti-social behaviour. Lancashire Police have been consulted on the application but have not provided a response. The application has been supported by a Management Plan which indicates that there would be a curfew in place that would be set on an individual basis and there are already CCTV cameras installed outside the building which would cover all angles of the property. 

Given the number of children living at the home would be low (five at any one time), the supporting Design & Access statement indicates that the children’s home would not operate dissimilarly to that of a family household and the level of professional care would also act to minimise any likely disturbance. 

As such, the proposal is considered to accord with Policies DMG1 of the Ribble Valley Core Strategy and Policy LNDP3 of the Longridge Neighbourhood Plan.


	Visual Amenity/External Appearance:

Policy DMG1 of the Ribble Valley Core Strategy states that:

In determining planning applications, all development must:

1. be of a high standard of building design which considers the 8 building in context principles (from the cabe/english heritage building on context toolkit.
2. be sympathetic to existing and proposed land uses in terms of its size, intensity and nature as well as scale, massing, style, features and building materials.
3. consider the density, layout and relationship between buildings, which is of major importance. particular emphasis will be placed on visual appearance and the relationship to surroundings, including impact on landscape character, as well as the effects of development on existing amenities.
4. use sustainable construction techniques where possible and provide evidence that energy efficiency, as described within policy dme5, has been incorporated into schemes where possible.

In addition, Policy LNDP3 of the adopted Longridge Neighbourhood Plan states that:

‘All new development proposals will only be supported when they are of good design that responds positively to the local character and distinctiveness of the surroundings’. 

The proposed cycle storage cover would be located at the front of the site but adjacent to the existing shed. As such, it would be screened from public view and modest in size. The proposal is not considered to result in any harm to the character and appearance of the site or surrounding area in accordance with the above Policies. 


	Heritage Impact(s):

Alston Lodge is identified as a Non-Designated Heritage Asset within the adopted Longridge Neighbourhood Development Plan. 

Policy LNDP5 states that:

Proposals affecting the following non-designated heritage assets, also identified in Figures 11 to 17 of the Neighbourhood Plan Policies Maps, will be assessed having regard to the scale of any harm or loss and the significance of the heritage asset. 
1. Former Crown Hotel, 100 Higher Road. 
2. Former Quarryman’s Arms, 104 Higher Road. 
3. Cut Thorn Cottages, 57 to 71 Higher Road. 
4. Rock House, Higher Road. 
5. Chapel House, Calfcote Lane. 
6. Queens Mill, Chatburn Road. 
7. Corporation Arms, Lower Road. 
8. Stone Bridge Mill, Preston Road. 
9. Alston Lodge, Lower Lane. 
10. Dilworth House, Dilworth Lane. 
11. Former railway bridge, John Smiths Playing Fields. 

Proposals that would lead to the harm, or loss, of such assets will be assessed as to the scale of any harm or loss and the significance of the heritage asset. 

Where the loss of such an asset is proposed suitable arrangements should be made for recording of that asset and, if appropriate, conservation elsewhere in the town. 

In addition, Key Statement EN5 of the Ribble Valley Core Strategy states that:

There will be a presumption in favour of the conservation and enhancement of the significance of heritage assets and their settings.

Policy DME4 also states that:

Alterations or extensions to listed buildings or buildings of local heritage interest, or development proposals on sites within their setting which cause harm to the significance of the heritage asset will not be supported.

The proposal is for a change of use and a small cycle storage shed. The cycle storage shed is not considered to result in any harm to the setting of the non-designated heritage asset due to its modest size and it would be read in conjunction with the existing shed at the front of the site. 

As such, the proposal is considered to accord with the above Policies.


	Highways and Parking:

Paragraph 116 of the National Planning Policy Framework states that ‘Development should only be prevented or refused on highways grounds if there would be an unacceptable impact on highway safety, or the residual cumulative impacts on the road network, following mitigation, would be severe, taking into account all reasonable future scenarios’. 

With regards to parking, Policy DMG3 of the Ribble Valley Core Strategy states that:

All development proposals will be required to provide adequate car parking and servicing space in line with currently approved standards.

Policy DMG1 also states that development must:

1. Consider the potential traffic and car parking implications.
2. Ensure safe access can be provided which is suitable to accommodate the scale and type of traffic likely to be generated.

The Local Highway Authority (LHA) have provided comments on the scheme and note that the existing access is of an appropriate width and surfacing for the proposal. The LHA have provided amended comments on 15/04/2025 stating that 8 parking spaces can be achieve. 6 are dedicated and while 2 cannot be accommodated within a dedicated space, they can be accommodated within the site. They consider that given the staffing schedule it would not be a concern that 2 spaces may be blocked in by other staff vehicles and this can be changed over at shift changes. They therefore have no highway concerns regarding this proposal. The LHA consider that the change of use will have a lesser impact in terms of parking need than the existing care home facility. 

As such, it is not considered that the proposal would impact on highway safety in accordance with Policy DMG1 and DMG3 of the Ribble Valley Core Strategy, however it would not be unreasonable to ensure the parking is retained as such and cycle storage provided to ensure adequate parking remains and to encourage sustainable travel. The provision and cycle storage can be secured by way of condition and given that the site already has cycle storage, it would not be unreasonable to restrict that this is provided within three months of the first use of the development as employees and occupiers would still have access to cycle storage provision but a long-term storage solution can be secured. 


	Landscape/Ecology:

The proposal is considered to full within the exemption for mandatory Biodiversity Net-Gain and would impact under 25sqm of on-site habitat as the footprint of built development would be approximately 6.16sqm. As such, the proposal falls within the Di Minimis exemption. 


	Observations/Consideration of Matters Raised/Conclusion:

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 conditions.
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