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Planning Statement

Application for a Proposed Lawful Development Certificate re: Use of a C3a dwelling as a
children's home for a maximum of two children, with two staff (one being a permanent resident)
on site plus one visiting Manager.

Site address: Britree, South Drove, Quadring, Spalding PE11 4QX

Client: Karoo Group Ltd
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Introduction

A pre application submission response dated 29t May 2026 (Officer Jess Hill) which sought advice
for a C2 application. However, the applicant has now chosen to opt for a Lawful Use Certificate

(proposed) as there will be a resident carer on site at all times.

The site comprises a dwelling that is located at Britree which is to the north of South Drove. The
site is largely surrounded by agricultural land and there is only sporadic development along South

Drove. There are no immediate neighbours.

The approach to assessing children's care homes has been established within case law, including
the case of North Devon District Council v The Secretary of State (2003) EWHC 157 Admin. Within
the relevant judgement from this case, it was established that children living together without a
permanent adult resident cannot form a functioning household independently. As such, in
situations where staff members work shifts in order to look after children within a home, but are

not resident within the home, the use class of such homes falls under Use Class C2.

As the proposal is for a children’s care home, but there will be a resident carer at the property, the

proposed use would fall under Use Class C3b.
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Within the above referenced North Devon Case, it was acknowledged that a change of use from a
dwelling (C3) to a children’s home (C2) would take place; however, it was also considered

necessary to determine if a material change of use would take place as a result of the proposals.

This approach has been accepted in determining planning applications and appeals.

The Town and Country Planning (General Permitted Development) (England) Order 2015 does not
allow a permitted change of use from Class C3 to Class C2; however, “development” is defined in
s55(1) of the 1990 Act as including “the making of any material change in the use of any buildings
or other land”. As such, a change of use to a different Use Class would only amount to

III

development and require planning permission if it is “materia

Whether a material change of use would occur is a matter of fact and degree and each site needs
to be considered in terms of its specific context. Establishing if a change of use would occur is also
dependent on various factors, such as whether there would be an increase in noise and
disturbance, in the comings and goings to the site and if the overall character and appearance of

the site would change.

This statement, along with the accompanying documents proves that the change of use is NOT a

material one where the scales are tipped requiring a C2 full application.

Therefore, whilst a change in the use of the site would occur, it is not considered that this change

comprises a material change of use.
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Executive Summary

Karoo Group Limited was established to provide high-quality residential care for children and
young people who are unable to live safely within their family home. Our homes are intentionally
small, therapeutic and family-orientated. Britree will provide care for up to two children aged 7—
17 years in a safe, stable and nurturing environment where they can recover from previous
trauma, build positive relationships and achieve meaningful outcomes. Our objective is to provide

excellent care whilst operating responsibly within the local community.

2. About Karoo Group
Karoo Group Limited is an independent provider of Ofsted-regulated children's residential care.
We are committed to developing a small portfolio of high-quality homes recognised for

outstanding care, strong leadership and positive outcomes for children.

3. Vision

Our vision is to create homes where children feel safe, valued and supported to develop the
confidence, resilience and independence needed for adult life.

Values

e Children First

e Relationships Matter

e Stability Creates Safety

* Respect e Continuous Improvement
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Our practice is underpinned by trauma-informed care, Positive Behaviour Support (PBS), PACE,

4. Our Care Model

attachment-informed practice and restorative approaches. We seek to understand the reasons
behind behaviour and provide consistent, therapeutic support rather than simply managing

behaviour.

5. Community Integration
Britree is intended to operate as a normal family home within the community. Children are
encouraged to attend local schools, access community facilities, respect neighbours and become

positive members of the local area.

The application is supported by:
Management Plan,

Statement of Purpose,

Good Neighbour Policy,

Travel Plan,

Staff Rota,

Fire Safety Statement,

Noise Policy/Plan,

Floor plans,

1. The Application

Site and surrounds
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1.1 The application site comprises land at Britree which includes a detached bungalow and its
associated garden and driveway. The site is located to the north of South Drove, approximately
4.5km to the west of Quadring. The site is largely surrounded by agricultural land and there is only

sporadic development along South Drove.

1.2 The site is outside any defined settlement boundary, as identified by the South East
Lincolnshire Local Plan 2011-2036 and the accompanying policies map. Therefore, the site is within
the countryside in planning policy terms. However, policy application is irrelevant in this

submission which is solely for a non-material change of use.

1.3 The site is mostly within Flood Zone 1, as identified by the Environment Agency's flood risk

maps. A small area of the site along the western boundary is within Flood Zone 2.

1.4 The National Planning Policy Framework (August 2026) is a material consideration of critical
importance. Policy HO1 requires development plans to take into account the accommodation
needs of different groups, expressly including looked-after children (evidence of need for which
can be found in the relevant local authority’s Children’s Social Care Sufficiency Strategy) and those
who require other specialist community-based accommodation. Policy HO7 states that substantial
weight should be given to the benefits of providing homes which will contribute towards meeting
the evidenced accommodation needs of the community, including those assessed under HO1.
Policy HO9 further supports specialist community-based accommodation (defined in the Glossary

as including accommodation for looked-after children) where it is supported by a management
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plan or other evidence demonstrating a safe and secure environment and is located so that

residents can access frequently-used services easily and safely.

The Planning Practice Guidance continues to stress that “the provision of appropriate housing for
people with disabilities, including specialist and supported housing, is crucial in helping them live
safe and independent lives. Providing suitable housing can enable disabled people to live more
independently and safely, with greater choice and control over their lives”. It goes on to say
“disabilities can include, but are not limited to, people with ambulatory difficulties, blindness,
learning difficulties, autism and mental health needs, which may generate a range of housing
requirements which can change over time. To enable disabled people to live more safely and
independently, local planning authorities will need to consider their variety of needs in both plan-

making and decision-taking.”

1.5 In this case, the children are specifically being selected to live in a quiet environment to
overcome trauma. The proposal therefore falls squarely within the categories of need identified in
NPPF policies HO1, HO7 and HO9 and the supporting PPG advice. Children with much higher
support needs (for example those requiring frequent access to hospital psychiatric services) may
be more appropriately located in more central locations; that is not the case here. Given the
specific needs of this type of small, family-orientated children’s home and the supporting
Management Plan, Statement of Purpose and related documents submitted with this application,

the use is appropriate for the location.
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1.5.1 Lincolnshire County Council’s Children in Care Sufficiency Strategy 2023-2027 (and the most
recent 2025-26 Action Plan update presented to the Corporate Parenting Panel on 14 May 2026)
continues to identify the need to increase local residential placement capacity for looked-after
children. As of 31 March 2026 only 38% of independent residential placements for Lincolnshire
children were located within the county. The Strategy and accompanying Independent Placements
Market Position Statement 2025-26 explicitly encourage the independent sector to develop
additional high-quality local children’s homes so that more children can remain within
Lincolnshire, close to their communities and support networks. The proposed small, family-
orientated home at Britree for a maximum of two children therefore responds directly to this

identified local sufficiency need.

1.6 The August 2026 NPPF replaces the previous Framework published in December 2024. All
references in this Statement to national planning policy are to the current (August 2026) version.
Policy application is otherwise of limited relevance to this Lawful Development Certificate
application, which turns on whether a material change of use would occur (a matter of fact and

degree under s.55 of the 1990 Act).

2.0 This application is for a Lawful Development Certificate for the proposed use of Britree as a
children’s home for a maximum of two children aged 7-17, with 24-hour care provided by one
permanent resident carer together with additional non-resident carers working on a rota. The
presence of a permanent resident carer is a material factor in the assessment of Use Class and

materiality of any change.
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2.1 The existing use of the property is a C3 dwellinghouse.

As set out in .55 of the Town and Country Planning Act 1990 development only occurs if the

I” I”

change of use is “material”. There is no definition of a “material” change and it is therefore a

guestion of fact and degree depending on the circumstances of each case.

2.2 This means that change from C3 to C2 does not in itself need planning permission. It only
needs permission if that change is material. It would be incorrect to assert that a C3 to C2 change

automatically requires permission in all cases.

2.3 The application is put forward on the basis that there would be no material change of use of
the property. It does not constitute development and would not require permission.
The leading Court judgement on children’s care homes is North Devon District Council v FSS &

Southern Childcare Ltd (2003).

The judge considered the question as to whether the Use Class of the property was C3 or C2. He
took the view that with no adult residing permanently in the property the arrangement did not
constitute a “household” for the purposes of C3 and therefore it was a C2 residential institution.
The judge went on to consider a subsidiary question whether, even if it was a different use class,
the change of use was material. The materiality of any change was either in character of the use or
the effect of the change on neighbouring uses and the locality. The judge observed that this

depends entirely on the facts of each individual case.

Chartered Town Planner

Royal Town Planning Institute ﬂ BI C

Professional Advisers to Rural Business and on the Environment

Mrs Helen Morris-Ruffle MA. MRTPI. BIAC.
Twilights, 25 Millands Lane, Kilve, TA5 1ED
07729389847 - info@visionaryplanninguk.com

www.visionaryplanninguk.com



mailto:info@visionaryplanninguk.com

Iz

2.4 This application should be considered in the same way as the North Devon case, firstly which
use class does the use fall into and secondly, if it is C2 then would there be a material change of

use? It is our view that the proposal is a C2 use however the change of use is not material and

therefore does not constitute development.

2.5 The property has 3 bedrooms (1 with ensuite), a kitchen/diner, lounge, WC, family bathroom,
office and a utility room and is large enough that it could accommodate a family group of 2 adults

and 3 children.

2.6 The proposed use would be the same as a C3 dwellinghouse. Daily patterns of movement to
and from the property would be no different to a C3a dwelling. There would not be any greater
number of trips to and from the property which might lead to traffic, parking, or other disturbance
to amenity than one would expect in a normal family or small care home. On this basis the
Applicants therefore consider that the proposed development is lawful, and a Lawful

Development Certificate should be granted.

2.7 Children’s homes are required to be registered with Ofsted. This process regulates the care
provider, the operation of the home and the care provided to the children resident. As these
matters are covered by other legislative provisions they do not need to be addressed through the

planning system.

3.0 Planning History

The Council’s online planning records the following planning history.

10
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Planning history in the area -

BRITREE SOUTH DROVE QUADRING FEN SPALDING PE11 4QX

Year Reference Description

2014 H15-0929-14 - GRANTED Proposed rear extension >
4. Proposal
Existing Use

4.1. The existing use of the property is a C3 dwellinghouse.
Accommodation

Britree is a 3-bedroom 2 bathroom detached dormer bungalow that consists of —
3 bedrooms

Staff room/office/bedroom

One bathroom

One separate toilet

A lounge/dining room

A kitchen

A medium sized rear garden

Off road parking

4.1.2 The proposal is to operate a small residential care home for two children aged between 7 &

11
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17 years. These are long term placements.

Staff
4.2 The proposed staff structure is based on one resident staff and a rota system of four primary

non-resident care staff. There would be a shift system with changeover at 07:30 until 08:00 There
will be one staff member as a wake night each night and another sleeping in. The care provision
would be 24 hours a day seven days a week. There would also be a Home Manager present from
9.00 to 17.00 Monday to Friday. This would result in there being 3 carers and 2 young people using

the property and a fourth adult present during the day.

All staff will be trained in PRICE and know how to manage and de-escalate difficult situations but

moreover, know how to engage and promote the welfare of the children.

4.3 Staff will be encouraged to commute either by public transport or by foot and there are bus

stops a short walk away. There are 2 parking spaces for any staff/visitors and no parking
restrictions on the road. There will be a shed for storage for bicycles at the side of the garden.

Visitors
4.4 There will be visits from social workers to the property about once every 6 weeks and a
looked after review conducted every 6 months. Other visitors to the property would be no

different to a typical C3 use.

12
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General

4.5 The type and amount of waste will be similar to that of any like sized residential property.
Waste/recycling bins will be provided for on-site to ensure all waste requirements are adequately
catered for as per existing arrangements. There will be no clinical or toxic waste from the
property. We will aim to build good relationships with the neighbours and local amenities. We, in
the past, have worked closely with the police and neighbourhood watch teams so that we work

collectively to achieve good outcomes for the young people.

4.6 The internal layout will remain similar to a dwellinghouse with bedrooms, bathrooms, kitchen,
dining area and lounge. There are no external alterations to the building proposed and there will
be no external signage so there will no changes to the appearance of the property to indicate that

it is different to a dwellinghouse.

4.7 The children will attend school either locally or at other locations where appropriate and
depending on their need.
The child will not receive family visits at the property as these will take place at other premises

such as family centres.

4.8 In terms of the Care Standards Act 2000, residential children’s homes (and the
Registered Home managers who run the homes) are required to register with OFSTED as a social
care provider before they can operate and it is an offence not to do so. This registration is

essential in order that OFSTED can:

13
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- ensure that the establishment meets the requirements of the relevant legislation

- protect children and young people

- ensure that providers and managers deliver good services
- provide information about the quality of an establishment to a range of stakeholders

including: children/young people, parents, carers and commissioners.

4.9 This entails an initial very in-depth application process supported by a significant amount of
information pertaining to the home e.g. Statement of Purpose, Location Assessment, Policies &

Procedures, the Children’s guide etc.
4.10 The Applicant is OFSTED registered.

5. Policies and Legislation

5.1.1 The application is submitted under Section 192 of the Town and Country Planning Act
1990 (As amended) which states:

192 Certificate of lawfulness of proposed use or development.

(1) If any person wishes to ascertain whether—

(a) any proposed use of buildings or other land; or

(b) any operations proposed to be carried out in, on, over or under land,

would be lawful, he may make an application for the purpose to the local

planning authority specifying the land and describing the use or operations in

question.

(2) If, on an application under this section, the local planning authority are

14
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provided with information satisfying them that the use or operations
described in the application would be lawful if instituted or begun at the time
of the application, they shall issue a certificate to that effect; and in any
other case they shall refuse the application. (3) A certificate under this

section shall—

(a) specify the land to which it relates;

(b) describe the use or operations in question (in the case of any use falling
within one of the classes specified in an order under section 55(2)(f),
identifying it by reference to that class);

(c) give the reasons for determining the use or operations to be lawful; and

(d) specify the date of the application for the certificate.

(4)The lawfulness of any use or operations for which a certificate is in force
under this section shall be conclusively presumed unless there is a material
change, before the use is instituted or the operations are begun, in any of the

matters relevant to determining such lawfulness.

5.1.2 The Town and Country Planning Use Classes Order (1987) (as amended) (UCO) sets out a
number of different use classes and states at 3.(1):

Subject to the provisions of this Order, where a building or other land is used

for a purpose of any class specified in the Schedule, the use of that building or

that other land for any other purpose of the same class shall not be taken to

15
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involve development of the land.

A C3 dwellinghouse is defined as follows:

Class C3. Dwellinghouses

Use as a dwellinghouse (whether or not as a sole or main residence) by—

(a) a single person or by people to be regarded as forming a single household;

(b) not more than six residents living together as a single household where care is
provided for residents;

or

(c) not more than six residents living together as a single household where no care is

provided to residents (other than a use within Class C4).

5.1.4 A C2 Residential Institution is defined as follows

Class C2. Residential institutions

Use for the provision of residential accommodation and care to people in need of care (other than
a use within class C3 (dwelling houses)).

Use as a hospital or nursing home.

Use as a residential school, college or training centre.

5.1.5 The UCO, therefore, confirms that changes within each Use Class do not constitute
development and therefore would not need planning permission. The UCO does not specify what

changes of use do require permission.

5.1.6 Development is defined in Section 55(1) of the Town and Country Planning Act (1990) which
16
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states:

Meaning of “development” and “new development”.

Subject to the following provisions of this section, in this Act, except where the context otherwise
requires, “development,” means the carrying out of building, engineering, mining or other
operations in, on, over or under land, or the making of any material change in the use of any

buildings or other land.

5.1.7 In addition Paragraph: 011 Reference ID: 13-011-20140306 of the national Planning

Practice Guidance (PPG) states:

5.1.8 When does a change of use require planning permission?

A change of use of land or buildings requires planning permission if it constitutes a
material change of use. There is no statutory definition of ‘material change of use’;
however, it is linked to the significance of a change and the resulting impact on the
use of land and buildings. Whether a material change of use has taken place is a
matter of fact and degree and this will be determined on the individual merits of a

case.

5.1.9 Section 55 of the Town and Country Planning Act 1990 and the PPG both confirm that
planning permission is only needed where there is a material change in use. The UCO only
specifies what doesn’t need permission not what does, therefore even though there is a change of

use from one Use Class to another, planning permission is only needed if that change is material.

5.1.10 This application is put forward on the basis that the proposed change of use is not material.

17
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It does not therefore constitute development under section 55(1) of the

TCPA, planning permission is not required and therefore it is lawful.

5.1.11 Paragraph: 005 (Reference ID: 17¢c-005-20140306) of the PPG states.
An application needs to describe precisely what is being applied for (not simply the use class) and

the land to which the application relates.

5.1.12 This is important because it specifies the parameters of the use, in order that it sets out the
limitations of any lawful use granted. This ensures that the authority retains control in the event

that there is further change in the use which then might trigger a material change of use.

6. Assessment
6.1.1 As set out in 55(1) of the Town and Country Planning Act (1990) (as amended) the definition

of development includes “the making of any material change in the use of any buildings or other

land.”

6.1.2The Use Class Order sets out different classes of use and as set out in 3(1) of the Order any
change within a Use Class is not deemed to be development. In other words the UCO sets out

what does not require planning permission rather than what does.

Existing Use
6.1.3 The existing use is a C3 dwellinghouse.

The property could of course be used for a C3(a), C3(b) or C3(c) use without the
further need for planning permission as any change within C3 would not constitute development.
The property is large enough that it could accommodate a family of 2 or 3 adults

18
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and 2 or more children. It could also be used by up to 6 adult residents under the C3(b)(small care
home) (with non-resident carers who would not be included within the limit of 6) or C3(c) other 6

person household definition.

Proposed Use

6.1.4 The leading judgement regarding small care homes for children is North Devon District
Council v FSS & Southern Childcare Ltd (2003). The house in this case was to be used

to provide residential care for 2 children between the ages of 10 and 17 placed in the care of the
operator by the local authority. Two resident staff were on duty at all times and the house was

under the supervision of 6-7 carers operating on 8 hour shifts.

6.1.5 The court considered the question as to whether the Use Class of the property was C3 or C2.
The judge took the view that the arrangement of children living in the property with no adult
residing permanently in the property was not a “household” for the purposes of Class C3. Carers
who do not live permanently at the premises cannot be considered to be living together as part of

the household. The judge therefore concluded that the use was a C2 residential institution.

6.1.6 The judge then went on to consider a subsidiary question relating to whether, even if in a
different use class, a change of use from a C3 use was material and the materiality of any change
was either in character of the use or the effect of the change on neighbouring uses and the
locality. The judge observed that this question depends entirely on the facts of each individual

case and in that particular case concluded that there was not. In that case he concluded that there

19
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was not a material change of use.

6.1.7 In light of this judgement a two-step approach should be taken when considering this
application. The first consideration relates to which Use Class the proposed development falls into
and if it is C2 then the second question is whether there would be a material change of use

constituting development.

6.1.8 In relation to the Use Class our research for the application has shown that Appeal Inspectors
when looking at similar cases of children’s care homes with non-resident carers have determined

that the Use Class is C2.

6.1.9 The applicant’s proposal involves a care home for two children with care staff on site at all
times, including one permanent resident carer. The North Devon judgment established that
children cannot form a household without a permanent resident adult carer; the presence of such

a carer is therefore central to the Use Class analysis.

6.1.10 Taking the lead from North Devon, the presence of a permanent resident carer means the
proposed use is capable of falling within Class C3(b) (not more than six residents living together as
a single household where care is provided). Even if the Local Planning Authority were to conclude
that the use falls within Class C2, the subsidiary question remains whether any change from the
existing C3 use would be material and therefore constitute development requiring planning

permission.
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6.1.11 On either analysis the key question for this Certificate is whether a material change of use

would occur. The remainder of this section addresses that question of fact and degree

6.1.12 Three Appeal Decisions are submitted with this application which are also relevant and

comparable to the applicant’s proposals.

6.1.13 The first is an Appeal against refusal of a Lawful Development Certificate by Hinckley
Borough Council (APP/K2420/X/11/2155849) which was allowed in 2011. It was for a similar

change of use to a care home, for 3 children between 9 and 17.

6.1.14 The Inspector followed the same two step approach used in North Devon DC vs FSS in
considering firstly whether the proposal was a C3(b) or C2 use and secondly whether there had
been a material change of use. After concluding it was C2 he went on to look at the nature of the
change of use. He reports that there would be 3 shift changes for carers during the day together
with other normal trips associated with everyday activities. In responded to concerns about staff
numbers he states:

“However, looking at the numbers involved, they are not materially different from

what might be expected of a large family house in which, say, a parent and two

teenagers or young adults live together and each uses a car to get to work or college

and for socialising.”

6.1.15 The Applicant’s proposals are similar although they involve two children and shift
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Changes (but also have a carer who is a live-in resident) and would lead to a level of activity very

much in line with a family home of this size.

6.1.16 The Hinckley BC Appeal was allowed on the basis that no material change of use had taken

place.
6.1.17 The second Appeal is also against refusal of a Lawful Development Certificate by Ashford

Borough Council (APP/E2205/X/16/3161037) which was allowed in 2017. This was for a similar use
of a house for 3 children with 2 adult carers aged 8 and 17. Again the Inspector concludes that this
is a C2 use. He then goes on to consider if there has been a material change of use. He states:

A house of this size could easily accommodate a typical family with 2, 3 or more

children and 2 adults and it seems to me that the use of the house as a home for a

maximum of 3 young people and their carers would not be materially different from

the authorised use as a 4 bedroom family home. It is likely that there would be vehicle movements
created by the carers coming to and leaving the site on a daily basis as they start and leave their
shifts and journeys undertaken by the children when being taken to and from school. Nevertheless,
I do not consider that the number of such movements is likely to be significantly more than those
undertaken by a family and certainly not enough to result in an intensification of use that would

give rise to planning concerns.

6.1.18 The Ashford BC appeal was also allowed.
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6.1.19 The third Appeal is against refusal of a Lawful Development Certificate by Bassetlaw District
Council (APP/A3010/X/21/3277785) which was allowed in 2022. This is also similar as it was for 3
children with 2 non-resident carers providing 24-hour care plus a third carer present during
weekday daytimes. Again, the Inspector concluded that the change of use from C3 to C2 was not

material.

6.1.20 We appreciate that the assessment as to whether there has been a material change of use
is one of “fact and degree”. Whilst there are other examples where such a change from C3 to C2
has been considered to be material, the Appeal examples are provided to show that there are a
number of cases where such use for 3 children has not been considered to constitute

development.

6.1.22 The proposal involves the care of only two children with one resident staff member and
shift carers.

Considerations for Britree
6.1.23 The above cases illustrate that such uses can be considered to not involve a material

change of use. We appreciate however that each case depends on the individual circumstances.

These are examined further below in relation to the applicant’s proposals.

Staffing

6.1.24 One permanent resident along with one other day and night staff plus Registered Manager.
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Monday

Tuesday

Registered Manager 09:00-17:30

Registered Manager 09:00-17:30

Day Staff 1 07:45-22:45 (Permnanet Resident)

Day Staff 1 07:45-22:45 (Permnanet Resident)

Day Staff 2 07:45-22:45

Day Staff 207:45-22:45

Waking Night Staff 22:00-08:00

Waking Night Staff 1 22:00-08:00

Sleep Staff 22:00-08:00 (Permanent Resident)

Sleep Staff 22:00-08:00 (Permanent Resident)

Wednesday

Thursday

Registered Manager 09:00-17:30

Registered Manager 09:00-17:30

Day Staff 1 07:45-22:45 (Permnanet Resident)

Day Staff 107:45-22:45 (Permnanet Resident)

Day Staff 2 07:45-22:45

Day Staff 207:45-22:45

Waking Night Staff 1 22:00-08:00

Waking Night Staff 1 22:00-08:00

Sleep Staff 22:00-08:00 (Permanent Resident)

Sleep Staff 22:00-08:00 (Permanent Resident)

Friday

Saturday

Registered Manager 09:00-17:30

Day Staff 1 07:45-22:45 (Permnanet Resident)

Day Staff 1 07:45-22:45 (Permnanet Resident)

Day Staff 2 07:45-22:45

Day Staff 207:45-22:45

Waking Night Staff 1 22:00-08:00

Waking Night Staff 1 22:00-08:00

Sleep Staff 22:00-08:00 (Permanent Resident)

Sleep Staff 22:00-08:00 (Permanent Resident)

Sunday

Day Staff 1 07:45-22:45 (Permnanet Resident)

Day Staff 2 07:45-22:45

Waking Night Staff 1 22:00-08:00

Sleep Staff 22:00-08:00 (Permanent Resident)
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Transport

6.1.25 A Travel Plan accompanies this submission.

As part of the action plan we will:

e Ensure all new staff have access to this information on appointment.

e Implement in full the measures described above.

e Ensure all employees and visitors are aware of this information and supported to access
these different methods of travel.

® Encourage visitors to switch their travel to a more sustainable mode.

e Regularly review this information and ensure staff are aware of the changes and new
options available to them

e Make a senior member of staff the administrator for this travel plan statement.

® Ensure we can provide evidence to the council of measures implemented

The Property

6.1.26 The submitted plans show the existing and proposed layout of the property. There are no
changes proposed to the layout of the property. There are no external alterations proposed and
no external signage proposed.

The accommodation has been described above and this application is accompanied by layout

plans existing and proposed.

The Residents

25

Chartered Town Planner

Royal Town Planning Institute ﬂ BI C

Professional Advisers to Rural Business and on the Environment

Mrs Helen Morris-Ruffle MA. MRTPI. BIAC.
Twilights, 25 Millands Lane, Kilve, TA5 1ED
07729389847 - info@visionaryplanninguk.com

www.visionaryplanninguk.com



mailto:info@visionaryplanninguk.com

Iz

6.1.27 The two children will be aged between 7 and 17 years and will reside at the property as
their principal residence.
The children will attend local schools where appropriate and use local facilities being part of the

local community. It is intended that the placements will be long term.

6.1.28 A house of this size could accommodate a family of 2/3 adults and 2/3 children under Use
Class C3a. It could also be used for a small care home/supported living of up to 6 adults receiving
care from non-resident staff under C3b.

6.1.29 It is considered that two children and carers using the property is therefore not dissimilar

to a family home or to a small care home for adults.

Visitors to the Property
6.1.30 There will be visits from social workers to the property about once every 6 weeks and a

looked after review conducted every 6 months. Other visitors to the property would be no

different to a typical C3 use.

6.1.31 In a typical C3a family home of this size you might expect there to be many visitors to the
property including friends, extended family for special occasions, birthdays, social events etc. This
would not be the case with the proposed use, as family meetings would not be held at the house.
The number and pattern of visitors from the proposed use is therefore, if anything, likely to be less

than a family home of this size.

6.1.32 With C3(b) small care home for adults you would also expect there to be visits from other

professionals, social workers or health professionals. Again, this pattern of use would not be

26

Chartered Town Planner

Royal Town Planning Institute ﬂ BI C

Professional Advisers to Rural Business and on the Environment

Mrs Helen Morris-Ruffle MA. MRTPI. BIAC.
Twilights, 25 Millands Lane, Kilve, TA5 1ED
07729389847 - info@visionaryplanninguk.com

www.visionaryplanninguk.com



mailto:info@visionaryplanninguk.com

7

dissimilar to the proposed C2 use.

The Care Programme
6.1.33 The care model proposed here similarly aims to replicate normal family life as far as
possible. The placements will be long term so there will not be a continuous

turnaround of residents.

6.1.34 This pattern of use would be constant as this is a long-term placement. This is similar to

what you might expect with either a C3 family home or C3b small care home.

6.1.35 Notwithstanding that the use is likely to fall within C2 the proposal is very similar to a C3
use and there would be no material change by way of the use and character of the property, levels

of comings and goings, traffic levels and parking requirements, or level of disturbance.

7.Conclusion

7.1.11t is our view that the proposed use of the property does not constitute development. The
proposal also accords with the objectives of the National Planning Policy Framework (August
2026), in particular policies HO1, HO7 and HO9, which give substantial weight to meeting the
evidenced accommodation needs of looked-after children and support specialist community-
based accommodation where a safe and secure environment can be demonstrated7.1.2 Based on
a review of case law and Appeals, this type of use, is generally considered to be a

C2 use class. Indeed, this has been the conclusion in many of the cases considered in recent years

based on the North Devon judgement concluding that children without permanent resident carers
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cannot constitute a household. In practice at Britree, the shift patterns, and occupation by two
children and their carers, one being a permanent resident there would be little difference from a
small care home for adults (C3(b), including the existing supported living use) or a family home
under C3(a). If the use is C2 the change in use from C3 to C2 does not in itself lead to a need for
planning permission. The Use Class Order only prescribes what does not need planning permission

within the specified use classes not that a change from one to the other needs permission.

7.1.2 As set out in s.55 of the Town and Country Planning Act 1990 development only occurs if the
change of use is “material”. The question of whether a change is material is a matter of fact and
degree. If there was a noticeable change in terms of the impact of the use on the environment or
amenity then it could be argued that the change was material, however we do not believe this to

be the case.

7.1.3 The proposed use of the property to house a maximum of two children, with adult carers

present in an environment very similar to a small care home or family home, would not result in a
material change. There would not be any greater number of trips to and from the property which
might lead to traffic, parking, or other disturbance to amenity than one would expect in a normal

family.

7.1.4 The proposal is further supported by the National Planning Policy Framework (August 2026).
Policy HO1 requires plan-makers to assess the accommodation needs of different groups,
expressly including looked-after children under HO1(2)(f) (with evidence drawn from the relevant

local authority’s Children’s Social Care Sufficiency Strategy) and those requiring other specialist
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community-based accommodation. Policy HO9 encourages specialist community-based
accommodation (defined as including homes for looked-after children) where it is supported by a
management plan demonstrating a safe and secure environment and is located so that residents
can access frequently used services easily and safely. This small-scale, family-orientated home for
two children, operating with a permanent resident carer and accompanied by a one other staff
member day and night plus a manager visiting daily. The application is accompanied by a full suite
of management and safeguarding documents, and directly responds to these national policy

objectives and should be given substantial weight under Policy HO7.

7.1.5 On this basis the Applicant’s therefore consider that the proposed development is lawful,

and a Lawful Development Certificate should be granted.

This report has been prepared by Helen Morris-Ruffle of Visionary PlanningUK for Karoo Group Ltd
No responsibilities are accepted to any third party for the whole or part of its contents. Neither
the whole nor any part of the report may be copied or included in any published document,
circular or statement nor published in any way without my written consent. Neither may the
document be used as part of a further application or appeal without my prior written agreement.
This does not apply to the copying of the report by a Local Planning Authority to whom it has been
submitted as part of an application for planning permission etc. Neither is it intended to prevent
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that Local Planning Authority copying the report in whole or in part, or summarising it, for
inclusion in a report of their own or publishing it on a website.
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