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APPLICATION No: 19/74060/FUL
APPLICANT: Cygnet Health Care
LOCATION: Beech House Residential Care Home, Radcliffe Park Crescent, 

Salford, M6 7WQ
PROPOSAL: Proposed renovation works to the existing building (Use Class 

C2) which includes external alterations to the fenestration, an 
extension to the plant room, the erection of a close boarded 
timber fence and the installation of an Air Handling Unit on the 
NE elevation of the building.

WARD: Claremont

Description of Site and Surrounding Area 

The application site comprises a vacant care home facility (Use Class C2) set within established landscaped 
grounds positioned off Radcliffe Park Crescent in Salford. The site shares a vehicular access with the residential 
properties of Nos.2-16 Radcliffe Park Crescent to the east, alongside the residential apartment block of Grobell 
Court to the southern aspect and the locally listed building of ‘Teapot Hall’ to the south-west which is also 
understood to be a former care home. The remaining boundaries lie adjacent to the rear curtilages of Nos.12-20 
Weylands Grove and Nos.117-129 Swinton Park Road.

The building to which this application relates is of typical post-war construction, faced in standard red multi-brick 
over two storeys in height under connecting gable ended pitched tiled roofs. The original building has been 
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further extended to the northern elevation through the construction of piecemeal two storey connecting wings 
which has created an internal courtyard and variations in the fenestration patterns. 

The building is enclosed by mature trees protected under a group Tree Preservation Order (No.3) and lies within 
the confines of the Radcliffe Park Road Conservation Area which is characterised by large detached and semi-
detached Victorian dwellings set within accommodating curtilages. 

As evidenced on site the prospective occupier is currently in the process of refurbishing the building for its 
intended purpose as a rehabilitation centre for those in need of care. 

Background of Proposal 

During the determination of this application considerable concern has been raised by local residents in respect 
to the proposed end use of the building and whether its use as a rehabilitation facility for those in need of mental 
care constitutes a material change of use from the lawful use of the building as a residential institution under 
Use Class C2 of the Town and Country Planning (Use Classes) Order 1987 (as amended). It has been 
questioned whether the facility falls under a C2a use which constitutes a secure residential institution (examples 
of uses which fall into this class include a prison, a secure hospital or young offenders’ institute). 

The applicant has clarified that the care home will not be a secure hospital, rather a community rehabilitation 
facility in partnership with the NHS to offer an inpatient service which effectively tackles the challenges of mental 
health.  The facility will support women who are suffering with mental health issues such as anxiety, depression, 
emotional distress and personality disorders.  This is considered an essential instrument in promoting 
independence amongst residents and the completion of the programme of rehabilitation which is typically 
completed within 12 months.  

Due to the nature of the proposed end use the Local Planning Authority has received a legal opinion which 
recognises that the facility is for rehabilitation, rather than a designated secure unit, and whilst acknowledging 
that there may be a need to secure the premises for the protection of the residents this does not take it out of a 
C2 use. This is supported by established case law (examples include R. (on the application of Tendring DC) v 
Secretary of State for Communities and Local Government (Queen’s Bench Division, Administrative Court, 
Sullivan J., July 31, 2008) (2008) and Haringey (2012)) which separately concluded that, in instances whereby 
psychiatric rehabilitation units are contested, security measures are designed to protect the personal safety and 
mental stability of vulnerable residents rather than preventing a determined attempt at escape, and are nowhere 
near the levels of security that would be found in a prison, detention centre, young offenders institute etc. (C2A 
uses).

Furthermore, looking at use class C2A, the uses listed within the Order involve a great deal more security than 
would be required with this proposal and therefore it is the clear opinion of the Local Planning Authority that no 
change of use is occurring in accordance with the Town and Country Planning (Use Classes) Order 1987 (as 
amended).

Description of Proposal 

Given that the use of the building does not require planning permission, it is only the physical changes to the 
building and site that require consideration as part of this application.  

These works include:
 The infilling of an existing canopied area on the south-eastern elevation of the building to create an 

enlarged plant room constructed in corresponding brick work with a white double louvred door-set;
 The erection of a 3m high close boarded timber fence enclosing an area of private garden to the north-

eastern elevation of the main building with direct access gained from a communal lounge; 
 The installation of an Air Handling Unit to the ground floor north-western elevation, adjacent to the 

proposed 3m high close boarded timber fence; and 
 The following alterations to the fenestration: 

o North-eastern elevation:
 Replacement of all windows and obscure glazing to four individual window openings;

o South-western elevation:



$qm5hn1ua.docx

 Replacement of all windows with the inclusion of four obscurely glazed openings and 
the partial bricking up with corresponding brick work of three patio windows to the first 
floor balcony to create three windows with maintenance door;

o South-eastern elevation:
  Replacement of all windows with the inclusion of five obscurely glazed openings and 

the bricking up of an existing window on the ground floor with facing brickwork to match 
existing; 

o North-western elevation:
 Replacement of all windows with one obscurely glazed opening and the partial bricking 

up of two patio doors at ground floor level with corresponding brickwork to create 
windows. 

o Internal courtyard:
 Replacement of all windows and the bricking up of two windows with facing brickwork to 

match existing. 
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Proposed Fencing
 
Relevant Site History

19/73364/CLUD - Certificate of Lawful use for existing Care Home that has been in operation for in excess of 10 
years. Approved 03.06.2019

14/64429/FUL - Installation of new access ramp and door access to front elevation together with internal 
alterations to create five extra bedrooms. Approved 01.05.2014

07/54255/TPO - Prune one tree (T1). Refused 11.04.2007

06/53548/TPO - Reduce branches back from fire escape 1.5m, 4m crown raise branches over building one lime 
(T2). Reduce branches back from building by 1.5m one laurel (T4). Approved 30.10.2006

06/53522/TREECA - Fell one sycamore (T1), crown raise one lime (T2) and one sycamore (T3) and prune one 
prunus (T4). Application Withdrawn 30.10.2006

Publicity

Site Notices: Three Non HH Article 15 site notices displayed along Swinton Park Road, Radcliffe Park 
Crescent and Weylands Grove. Date Displayed: 9th October 2019
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Reason: Wider Publicity

Press Advert: Not applicable.
Reason: Not applicable. 

Neighbour Notification 

40 neighbouring occupiers sited along Swinton Park Road, Radcliffe Park Crescent, Radcliffe Park Road and 
Weylands Grove have been notified of this application by letter.

Representations 

34 letters of representation have been received in response to the application publicity. The representations 
outline the following summarised concerns:

Use of the building 

 There has been a clear lack of communication concerning what the building will be used for and the 
legalities surrounding this;

 There has been no public consultation on this application;
 Has the Council followed the correct legal process of notifying residents and neighbours;
 Clarification is required with the applicant on the safety of housing occupants deemed to be dangerous, 

or potentially dangerous. 
 Surely a hospital setting would be more appropriate for people with mental health disorders.
 The use of the building will affect all within the community and have a detrimental affect;
 Residents feel angry, aggrieved and disappointed that this has been kept very quiet;
 Salford Council has failed to undertake any public consultation with any residents;
 There are already too many ‘half way’ houses in the local area – build it somewhere else; 
 The proposed use constitutes a change of use from Class C2 to Class C2a;
 This appears to be a high dependency residential rehabilitation centre as described on Cygnet’s 

website; 
 Have the local schools been contacted, alongside parents of those children;
 Has the church, birthing centres and nursery’s been consulted.  
 Lack of transparency and small amount of paperwork/leaflet drop (by Urban Vision) in only the 

residential homes to the east of the application site; 
 This is morally wrong on local residents; and
 This type of facility should be sited in remote areas where it would impact no one and the patents are 

taken by minibus to shopping centres etc. 

Amenity to neighbouring properties 

 The proposed air vet is understood to be noisy and will be operating 24hrs a day.  
 Safeguarding issues surrounding the use of the building for rehabilitating woman detained under the 

Mental Health Act with serious disorders. 
 It is not appropriate to house women in the middle of a densely populated residential area with many 

families, a birthing centre  and 3 schools in close proximity;
 Neighbours will not feel safe and secure in their gardens and fear for children/grand children playing 

outside;
 One neighbour has installed a waneylap fence around their garden but this does not constitute a secure 

perimeter due to the difference in ground levels together with a low boundary wall which will allow 
residents to climb over neighbouring fences into private gardens; 

 Substance abuse is linked to increased crime, violent behaviour, abuse and physical conflict which 
creates concerns about the safety of residents;

 The people who make these decisions have no consideration or respect for those people who have 
bought homes in this area; 

 Building works are already taking place with constant noise early in the morning, throughout the day 
and into the evening without any consultation with neighbours; and 
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 The residents are not prepared or equipped to deal with the anti-social behaviour of the patents or their 
visitors.

Highways

 It is anticipated that there will be problems relating to increased traffic and a lack of car parking 
availability, particularly given the needs for staff, visitors and visiting health care professionals;

 The roads are already congested. This is worsened by local schools, a well attended church on 
Sunday’s and two weekend sporting facilities. 

Trees

 Object to one tree being felled as this is a Conservation Area and it should be retained; and
 Consideration should be given to reducing the height of trees T20-T24 as houses along Weylands 

Grove are blocked of light. 

Miscellaneous 

 One objector has found it difficult to register an objection on the website; and
 The proposal will have a negative impact upon property prices. 

Consultations

Air Quality, Noise, Contaminated Land 

Further to the submission of a Noise Impact Assessment no objection is raised to the proposed development 
subject to a condition attached to any grant of permission requesting that the noise rating level (LAeq,T) from 
external equipment associated with the development, when operating simultaneously, shall not exceed the 
typical background noise level (LA90,T) by more than -5 dB at any time when measured at the boundary of the 
nearest noise sensitive premises.

Planning Policy

Development Plan Policy

Unitary Development Plan DES1  -  Respecting Context
This policy states that development will be required to respond to its physical context and respect the positive 
character of the local area in which it is situated and contribute towards a local identity and distinctiveness.

Unitary Development Plan DES7  -  Amenity of Users and Neighbours
This policy states that all new development, alterations and extensions to existing buildings will be required to 
provide potential users with a satisfactory level of amenity in terms of space, sunlight, daylight, privacy, aspect 
and layout.  Development will not be permitted where it would have an unacceptable impact on the amenity of 
occupiers or users of other development.

Unitary Development Plan DES8  -  Alterations and Extensions
This policy states that planning permission will only be granted for alterations or extensions to existing buildings 
that respect the general scale, character, rhythm, proportions, details and materials of the original structure and 
complement the general character of the surrounding area.

Unitary Development Plan DES9  -  Landscaping
This policy states that hard and soft landscaping should be provided where appropriate that is of a high quality 
and would enhance the design of the development, not detract from the safety and security of the area and 
would enhance the attractiveness and character of the built environment.

Unitary Development Plan DES10  -  Design and Crime
This policy states that developments must be designed to discourage crime, antisocial behaviour, and the fear 
of crime. Development should i) be clearly delineated ii) allow natural surveillance iii) avoid places of 
concealment iv) encourage activity within public areas.
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Unitary Development Plan EN13  -  Protected Trees
This policy states that development which would result in an unacceptable loss of, or damage to protected trees 
will not be permitted. Where the loss of trees is considered acceptable adequate replacement provision will be 
provided.

Unitary Development Plan A2  -  Cyclists, Pedestrians and the Disabled
This policy states that development proposals, road improvement schemes and traffic management measures 
will be required to make adequate provision for safe and convenient access by the disabled, other people with 
limited or impaired mobility, pedestrians and cyclists

Unitary Development Plan A8  -  Impact of Development on Highway Network
This policy states that development will not be permitted where it would i) have an unacceptable impact upon 
highway safety ii) cause an unacceptable restriction to the movement of heavy goods vehicles along Abnormal 
Load Routes.

Unitary Development Plan A10  -  Provision of Car, Cycle, Motorcycle Park
This policy states that there should be adequate provision for disabled drivers, cyclists and motorcyclists, in 
accordance with the Council’s minimum standards; maximum car parking standards should not be exceeded; 
and parking facilities should be provided consistent with the provision and maintenance of adequate standards 
of safety and security.

Unitary Development Plan EHC3  -  Provision, Improve of Health, Community
This policy states that planning permission will be granted for the provision of new, and improved existing, 
health and community facilities by public, private and voluntary agencies, provided that the development would: 
not have an unacceptable impact on residential amenity and character; not have an unacceptable impact on 
environmental quality; be accessible to the community it serves by a range of means of transport; not give rise 
to unacceptable levels of traffic congestion, or have an adverse impact on highway safety; have the potential to 
act as a community focus and encourage linked trips wherever possible; and be consistent with other policies 
and proposals of the UDP.

Unitary Development Plan CH3  -  Works Within Conservation Areas
This policy states that work in conservation areas will only be permitted where it would preserve or enhance the 
character or appearance of the conservation area. Consideration will be given to the extent that the proposal i) 
retains or improves features that contribute to the character or appearance of the conservation area ii) are of a 
high standard of design iii) retains mature trees iv) secures environmental improvements and enhancements v) 
protects views into an out of the conservation area.
 
Other Material Planning Considerations

National Planning Policy

National Planning Policy Framework (2019)

Local Planning Policy

It is not considered that there are any local finance considerations that are material to the application

The Greater Manchester Spatial Framework Draft 2019 (“GMSF”) and the Revised Draft Local Plan 2019 were 
subject to public consultation until 18th March and 22nd March 2019 respectively.  They will go through a number 
of further stages, including examination at a public inquiry, before they are adopted.  Adoption is expected to 
take place towards the end of 2020 or early 2021.

Now the GMSF and Local Plan are published documents decisions, including those by the Council and 
ultimately by inspectors on appeal, are able to start to afford them some weight as emerging policies.  However, 
as the weight given depends on the stage of the plan; unresolved objections; and consistency with the 
Government’s policies, the weight currently to be attached to the GMSF and Local Plan is only limited.  The 
weight moving forward will be reviewed and is likely to depend on the extent to which there are unresolved 
objections emerging from the consultation process.



$qm5hn1ua.docx

In addition, following the publication of the National Planning Policy Framework (NPPF) it is necessary to 
consider the weight which can be afforded to the policies of the Council's adopted Unitary Development Plan 
(paragraph 213 NPPF February 2019).

In terms of this application it is considered that the relevant policies of the UDP can be afforded due weight for 
the purposes of decision making as the relevant criteria within the UDP policies applicable to the proposed 
development are consistent with the policies contained in the NPPF.

Appraisal 

The main considerations in the determination of this application include:
 Siting, scale and design and impact on the character of the Conservation Area;
 Amenity to neighbouring properties; and 
 Highway considerations.

Siting, scale and design and impact on the character of the Conservation Area

The application site is positioned to the north-east of the locally listed building of ‘Teapot Hall’ (HE_LLCL18) and 
sited within the Radcliffe Park Road Conservation Area. 

In this regard paragraph 72 of Part 2 of the Planning (Listed Buildings and Conservation Areas) Act 1990 
requires the Local Planning Authority to pay special attention to the desirability of preserving or enhancing the 
character or appearance of the Conversation Area. 

In the determination of a planning application, paragraph 192 of the NPPF (2019) requires the Local Planning 
Authority to take account of: 

a) The desirability of sustaining and enhancing the significance of heritage assets and putting them to 
viable uses consistent with their conservation; 

b) The positive contribution that conservation of heritage assets can make to sustainable communities 
including their economic vitality; and 

c) The desirability of new development making a positive contribution to local character and 
distinctiveness. 

In the consideration of the impact of a proposed development upon the significance of a designated heritage 
asset, great weight should be given to the asset’s conservation (paragraph 193 of the NPPF). This also relates 
to the effect of an application upon the significance of a non-designated heritage asset whereby in weighing 
applications that directly or indirectly affect non-designated heritage assets, a balanced judgement will be 
required having regard to the scale of any harm or loss and the significance of the heritage asset. 

At a local level, Policy CH3 of the UDP states that development will only be permitted where it would preserve 
or enhance the character or appearance of the conservation area. This is supported by Policies DES1 and 
DES8 which requires development to respect the general scale, character, rhythm, proportions, details and 
materials of the original structure and complement the general character of the surrounding area.

The proposal seeks minor alterations to the external appearance of the building through the replacement of all 
the windows and doors of the facility, the extension of the existing plant room, the erection of a close boarded 
timber fence and the installation of an Air Handling Unit. The works are considered proportionate and through 
corresponding materials used sympathetic to the architectural integrity of the building and its setting within the 
Conservation Area whereby the prevailing characteristics of Radcliffe Park Crescent will be preserved and 
enhanced. It is considered reasonably necessary however to attach a condition to any grant of permission 
requiring the infilling of the canopy and partial bricking up of window openings to be completed in matching 
brickwork to that of the main building to ensure the development is coherent and integrates holistically. 

It has also been confirmed by the Council’s Arboricultural Advisor that the submitted Arboricultural Method 
Statement contains a fair and accurate assessment of the tree coverage across the site whereby the removal of 
1 category C tree (T23) to facilitate the proposed development would be accepted given the existence of 38 
individual trees recorded across the application site which maintain the character and appearance of the area. It 
has been requested, however, that the development be carried out in accordance with the submitted 
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Arboricultural Method Statement and accompanying Tree Protection Plan which can be conditioned in the grant 
of any planning permission. 

Notwithstanding this above, Policy TD6 of the Trees and Development SPD requires a 2:1 replacement for 
every tree lost and therefore in this instance, given the verdant characteristics of the area and designation within 
the Radcliffe Park Road Conservation Area, a condition requesting the submission of a tree replacement plan is 
considered reasonably necessary and relevant to the development recommended for approval. 

Subject to the attachment of the aforementioned conditions, the proposal is considered to preserve the 
significance of the locally listed building and its setting within the Radcliffe Park Road Conservation Area in 
accordance with Policies EN12, CH3, DES1, DES8 and NPPF (2019). 

Amenity to neighbouring properties

Policy DES7 of the UDP requires that all new development, alterations and extensions to existing buildings will 
be required to provide potential users with a satisfactory level of amenity in terms of space, sunlight, daylight, 
privacy, aspect and layout.  Development will not be permitted where it would have an unacceptable impact on 
the amenity of occupiers or users of other development. This is supported by Policy EN17 which indicates that 
in areas where existing levels of pollution exceed local or national standards, planning permission will only be 
granted where the development incorporates adequate measures to ensure that there is no unacceptable risk or 
nuisance to occupiers, and that they are provided with an appropriate and satisfactory level of amenity.

The proposal does not increase the number windows facing neighbouring residential properties and therefore it 
is not considered that the proposal will result in any additional overlooking or loss of privacy.  

With regard to the air handling unit on the north-eastern elevation of the building a Noise Impact Assessment 
has been submitted (Plant Sound Assessment Report, October 2019, 0632/PSA1, Lighthouse Acoustics) and 
assessed by the Council’s Environmental Consultant.  The results of the assessment indicate that during 
daytime hours there would be a small impact (+2dB over relative background levels) at the boundary of the 
nearest noise sensitive receptor in accordance with BS4142:2014 (Methods for rating and assessing industrial 
and commercial sound) and therefore to address this impact it is proposed to incorporate an acoustic silencer 
on the fan unit. This would result in noise levels being predicted to be -7 dB below the relative background noise 
level and thus considered acceptable. 

In view of the above, the Council’s Environmental Consultant raises no objection to the proposed development 
subject to the attachment of a condition requesting that the noise rating level (LAeq,T) from external equipment 
associated with the development, when operating simultaneously, shall not exceed the typical background noise 
level (LA90,T) by more than -5 dB at any time when measured at the boundary of the nearest noise sensitive 
premises.  

The proposal is therefore considered compliant with Policies DES7 and EN17 of the UDP. 

Highway considerations

The proposal only seeks minor alteration to the external appearance of the building and therefore it would have 
no significant impact on the operation of the highway.

Miscellaneous 

A number of neighbouring occupants are concerned with the impact of the development upon property prices. 
Whilst duly noted, this matter does not form a material consideration in the determination of a planning 
application and therefore cannot be taken into consideration. 

Recommendation
Approve

1. The development must be begun not later than three years beginning with the date of this permission.

Reason: Required to be imposed by Section 91 of the Town and Country Planning Act 1990 (as 
amended).
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2. The development hereby permitted shall be carried out in accordance with the following approved 
plans:

Location Plan
Proposed Site Plan Dwg.No B101 Rev D
Proposed Elevations Dwg.No. B105 Rev D
Proposed Secure Fence Details Dwg.No. B106 Rev B

Reason: For the avoidance of doubt and in the interest of proper planning.

3. The facing materials to be used for the infilling of the canopy and the bricking up of the windows shall 
be the same type, colour and texture as those of the existing building, unless otherwise agreed in 
writing by the Local Planning Authority.

Reason: To ensure the development fits in with the existing building and to safeguard the character and 
appearance of the Radcliffe Park Road Conservation Area in accordance with policies DES1, DES8 and 
CH3 of the City of Salford Unitary Development Plan.

4. The noise rating level (LAeq,T) from external equipment associated with the development, when 
operating simultaneously, shall not exceed the typical background noise level (LA90,T) by more than -5 
dB at any time when measured at the boundary of the nearest noise sensitive premises.  Noise 
measurements and assessments shall be carried out according to BS 4142:2014 "Methods for rating 
and assessing industrial and commercial sound".  ‘T’ refers to any 1 hour period between 07.00hrs and 
23.00hrs and any 15 minute period between 23.00hrs and 07.00hrs.

Reason: To ensure the amenities of neighbouring properties are appropriately mitigated in accordance 
with Policy EN17 of the Unitary Development Plan. 

5. The development hereby approved shall be carried out in accordance with the submitted Arboricultural 
Method Statement and Tree Protection Plan [AMS Ref: AWA2854].

Reason: To ensure the safeguarding of protected trees in accordance with the Trees and Development 
SPD and relevant paragraphs of the NPPF. 

6. During the first available planting season following the felling of the T23 tree hereby granted consent, it 
shall be replaced by two standard trees in accordance with British Standard 3936:Part 1:1965 
(Specification for Nursery Stock Part 1: Trees and Shrubs) and which shall have a clear stem height 
from the ground of 1.8m, a minimum overall height from the ground of 2.75m, a minimum circumference 
of stem at 1m from the ground of 8 cm.  The species and location of the replacement trees shall be 
agreed in writing by the Local Planning Authority.

Reason: In the interests of good arboricultural practice and to protect the amenity of the area.

Informative  

1. It is noted that proposed ground and first floor plans for the prospective care home (Dwg. B103 Rev C). 
In this respect the internal works do not constitute development as defined by Section 55 Town and 
Country Planning Act 1990 and therefore do not require planning permission.

2. Where appropriate, the planting of native species will be encouraged. In particular, in 
appropriate locations the planting of the Manchester (Black) Poplar (Poplus nigra betulifolia) is 
encouraged as it is very rare and under threat from disease.


