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Application details 
 
Type of application: Full Application Consent 
 
Development type: Change of use 
 
Date of site visit: 15 February 2022 
 
Standard consultations: 
Printed: 20 January 2022  Expired: 10 February 2022 
 
Neighbour notifications 
Printed: 20 January 2022  Expired: 10 February 2022 
 
Site notice 
No site notice has been produced  
 
Press advert 
No press advert had been published  
 
Departure from Development Plan:  No 
 
Environmental Statement:  Not required  
 
Description of site/building 
 
4 Oakleigh Avenue is a 2 storey semi-detached dwellinghouse located within a predominantly 
residential area. Both the front and rear areas are hardsurfaced, the rear being used as private 
amenity space while the front is used for parking. 
 
Listed building:   NO  
Conservation area:  NO 
Tree Preservation Order: NO  
 
Description of development 
 
Change of use from residential dwellinghouse (use class C3) to a residential care home (use 
class C2) for three young people. 
 
Consultations & Notification Responses 
 
Local Residents – Three letters of objection have been received, the comments are summarised 
below: 
 

• The road is very quiet road and has a community feel to it, this application would alter this. 

• The proposal would bring with it highway problems associated with the comings and goings 
of staff 

• Insufficient parking is proposed. 

• The noise and activity associated with the use would impact on existing levels of amenity. 

• Negative impact on house prices. 
 
Highway Services – The site is considered to be suitably accessible by sustainable modes. It is 
in close proximity to a range of public transport facilities with bus stops located nearby on Burnage 



Lane. It is anticipated that the proposals are unlikely to generate a significant increase in the level 
of vehicular trips therefore they do not raise any network capacity concerns. 
 
Environmental Health – A waste management strategy should be submitted. 
 
Policies 
 
The National Planning Policy Framework – The National Planning Policy Framework (NPPF) 
sets out the Government's planning policies for England and how these should be applied. It 
provides a framework within which locally-prepared plans for housing and other development can 
be produced.  
 
Planning law requires that applications for planning permission be determined in accordance with 
the development plan, i.e. the Core Strategy Development Plan Document and accompanying 
policies, unless material considerations indicate otherwise. The NPPF is a material consideration 
in planning decisions.  
 
Paragraph 11 states that plans and decisions should apply a presumption in favour of sustainable 
development which for decision-taking this means:  
 

• approving development proposals that accord with an up-to-date development plan without 
delay; or 

• where there are no relevant development plan policies, or the policies which are most 
important for determining the application are out-of-date, granting permission unless: 

 
i. the application of policies in this Framework that protect areas or assets of particular 

importance provides a clear reason for refusing the development proposed; or  
ii. any adverse impacts of doing so would significantly and demonstrably outweigh the 

benefits, when assessed against the policies in this Framework taken as a whole.  
 
Core Strategy Development Plan Document – The Core Strategy Development Plan Document 
2012 -2027 ("the Core Strategy") was adopted by the City Council on 11th July 2012. It is the key 
document in Manchester's Local Development Framework. The Core Strategy replaces 
significant elements of the Unitary Development Plan (UDP) as the document that sets out the 
long term strategic planning policies for Manchester's future development.  
 
A number of UDP policies have been saved until replaced by further development plan documents 
to accompany the Core Strategy. Planning applications in Manchester must be decided in 
accordance with the Core Strategy, saved UDP policies and other Local Development 
Documents. Relevant policies in the Core Strategy are detailed below: 
 
Policy SP1, Spatial Principles - Development in all parts of the City should make a positive 
contribution to neighbourhoods of choice including creating well designed places that enhance or 
create character and protect and enhance the built and natural environment. 
 
Policy H10, Housing for People with Additional Support Needs - Proposals for accommodation 
for people with additional support needs will be supported where: - 
 

• There is not a high concentration of similar uses in the area already. 

• Where it will contribute to the vitality and viability of the neighbourhood. 

• Where there would not be a disproportionate stress on local infrastructure such as health 
facilities. 

 



The supporting text for the policy states the Council welcomes the development of appropriately 
designed accommodation which enables people with additional support needs to maintain an 
independent lifestyle and supports the work of housing associations and other agencies in this 
respect. There is, however, a need for individual communities to be able to meet most of their day 
to day needs locally, for example, shopping, recreation, education and health care. The Council 
recognises that, at least in part, the social and economic balance of a community is achieved by 
avoiding an over concentration of a specific type of housing in any one area. For example, 
changes in spending power may cause local facilities to suffer from reduced demand from certain 
groups. Therefore, the Council is seeking to avoid an over-concentration of people with additional 
support needs in any one particular area. 
 
Policy DM1, Development Management - This policy states that all development should have 
regard to a number of issues, the most relevant of which in this instance are:- 
 

• Effects on amenity, including privacy, light, noise, vibration, air quality, odours, litter, 
vermin, birds, road safety and traffic generation. This could also include proposals which 
would be sensitive to existing environmental conditions, such as noise. 

• Accessibility: buildings and neighbourhoods fully accessible to disabled people, access to 
new development by sustainable transport modes. 

• Community safety and crime prevention. 

• Design for health. 

• Adequacy of internal accommodation and external amenity space. 

• Refuse storage and collection. 

• Vehicular access and car parking. 
 
Saved UDP Policies - Policy DC2 and DC26 are considered of relevance in this instance. 
 
Policy DC2.1, Rest Homes and Nursing Homes (Class C2), states that in determining planning 
applications for rest homes, nursing homes and other uses within Class C2 of the Use Classes 
Order, the Council will have regard to: 
 

a) the effect of the operation of the business on the amenity of neighbouring residents; 
b) the standard of accommodation for the intended occupiers of the premises, including the 

availability of private outdoor amenity space; 
c) the effect of the proposals on visual amenity; 
d) the availability of adequate, safe and convenient arrangements for car parking and 

servicing; 
e) the ease of access for all, including disabled people; 
f) the desirability of avoiding an over-concentration of special needs or housing in any one 

area of the City; and 
g) the desirability of broadly maintaining the existing character of a residential street or group 

of adjoining streets. 
 
Policy DC2a.1 states that planning permission will be refused when it cannot be demonstrated 
that development proposals will contribute to the achievement of the following objectives for the 
City's local communities: 
 

i. to ensure a more even spread of "special needs" accommodation within local areas and 
across the City as a whole, in order to encourage provision closer to where needs arise 
and avoid the need for people to move from their local community to find the 
accommodation they require; 

ii. to ensure the protection of the residential character and amenity of family housing within 
established communities; 



iii. to avoid the unnecessary loss of the bigger dwelling houses available for larger and 
extended families; 

iv. to help local communities accommodate a range of special needs without the risk of social 
stress; 

v. to avoid stigmatising a particular neighbourhood or a particular type of accommodation; 
vi. to create and retain a positive perception of all areas of the City as a contribution towards 

the goal of maintaining stable and self-sustaining communities; 
vii. to attempt to sustain the vitality and viability of local economies, by encouraging a wide 

diversity of social groups to live within all parts of the City; 
viii. to avoid creating disproportionate stress on local services, such as health and education; 

and 
ix. to avoid additional pressure on primary and secondary health care provision in parts of the 

City where there are already identified concerns about adequacy of services. 
 
Policy DC26, Development and Noise, states that the Council intends to use the development 
control process to reduce the impact of noise on people living and working in the City. In particular, 
consideration will be given to the effect of new development proposals which are likely to be 
generators of noise. 
 
Issues 
 
Principle of the Proposal – The neighbourhood in which the property is located is not subject to 
a high percentage of Class C2 uses, either purpose built or benefitting from a change of use. As 
a result, it is not considered that the use of this property as supported housing would be contrary 
to the locational constraints of the Policies H10 and DC2 above, i.e. an overconcentration of Class 
C2 uses within any particular neighbourhood. In addition, due to the modest numbers that would 
be accommodated within the property, it is not felt that the use would place undue pressure on 
local services or have a detrimental impact upon the residential character of the area. Given this 
it is considered that the use of the dwellinghouse for supported 
housing purposes is acceptable in principle. 
 
Notwithstanding this, the impact of the proposal upon existing levels of residential and visual 
amenity enjoyed within the vicinity of the site, and upon levels of pedestrian and highway safety 
enjoyed on Oakleigh Avenue and the surrounding highway network, must be assessed. 
 
Residential Amenity – The proposal is for three residents, with a minimum of four support 
workers present during the day and two support workers present at night. The use is considered 
modest in size and the number of residents and support workers present would be similar in size 
to a large family that might occupy a detached four bed property such as this one. Given this, it is 
not anticipated that the comings and goings of the personnel, for instance when shifts change, 
would prove detrimental to the existing levels of residential amenity enjoyed within the vicinity of 
the site. 
 
Local residents have raised concerns about the potential disamenity arising from the comings and 
goings of visitors to the property. However, as the maximum number of residents present would 
be limited to three it is not believed that there would be a high number of visitors to the property 
on a daily basis. As a result, it is not considered that the comings and goings of visitors to the 
property would have an unduly detrimental impact upon residential amenity. It is acknowledged 
that there might be times when there is a change in shift when there are several members of staff 
present and several vehicle movements. However, these impacts would be limited and short term 
and considered to be acceptable in this context.  
 



In terms of the general activity associated with the use, both inside the property and in the rear 
garden, as this would be domestic in scale it is not anticipated that this would have a detrimental 
impact upon the amenities of those residents who adjoin the site. 
 
Privacy – It is not considered that the use of the property as supported housing would impact the 
levels of privacy enjoyed by adjoining residents. 
 
Visual Amenity – The applicant is not proposing to undertake any physical amendments to the 
exterior of the property and the outward appearance of the building would remain that of a 
detached dwellinghouse. As a result, it is not considered that the proposed change of use would 
have a detrimental impact upon the existing levels of visual amenity enjoyed within the vicinity of 
the site. There may be several cars present at any one time, but those visual impacts would be 
no more than a busy household. 
 
Car Parking – Three to four car parking spaces exist within the curtilage of the site, depending 
on the size of the support works vehicles. This level of parking is considered acceptable for the 
number of staff anticipated to be on-site at any one time. It is also recognised that sufficient on-
street parking exists should additional space be required for shift change overs and visitors.  
 
Pedestrian and Vehicular Safety – It is not considered that the proposed use would generate 
such significant vehicular movements to and from the site so as to prove detrimental to highway 
safety. Given this, and the provision of a sufficient number of off-street parking spaces, it is not 
considered that the proposal would have a detrimental impact upon the levels of pedestrian and 
highway safety enjoyed on Oakleigh Avenue. 
 
Waste Management – The existing domestic waste storage arrangements would be sufficient for 
a use of this scale. 
 
Human Rights Act 1998 considerations 
 
This application needs to be considered against the provisions of the Human Rights Act 1998. 
Under Article 6, the applicants (and those third parties, including local residents, who have made 
representations) have a right to a fair hearing and to this end the local planning authority must 
give full consideration to their comments. 
 
Protocol 1 Article 1, and Article 8 where appropriate, confer(s) a right of respect for a person’s 
home, other land and business assets. In taking account of all material considerations, including 
Council policy as set out in the Core Strategy and saved polices of the Unitary Development Plan, 
the Director of Planning, Building Control & Licensing has concluded that some rights conferred 
by these articles on the applicant(s)/objector(s)/resident(s) and other occupiers and owners of 
nearby land that might be affected may be interfered with but that that interference is in 
accordance with the law and justified by being in the public interest and on the basis of the 
planning merits of the development proposal. She believes that any restriction on these rights 
posed by the recommendation given is proportionate to the wider benefits of and that such a 
decision falls within the margin of discretion afforded to the Council under the Town and Country 
Planning Acts. 
 
Recommendation: Approve   
 
Article 35 Declaration 
 
Officers have worked with the applicant in a positive and proactive manner to seek solutions to 
problems arising in relation to dealing with the planning application. No such problems have arisen 
on this application. 



 
Condition(s) to be attached to decision for approval OR Reasons for recommendation to 
refuse 
 
1) The development must be begun not later than the expiration of three years beginning with the 
date of this permission.  
  
Reason - Required to be imposed pursuant to Section 91 of the Town and Country Planning Act 
1990. 
 
2) The development hereby approved shall be carried out in accordance with the following 
drawings and documents:  
 

a) Site Plan 
b) Location Plan 
c) Drawing nos. 21.21 OAK-100, 21.21 OAK-101 and 21.21 OAK-102 

 
Reason - To ensure that the development is carried out in accordance with the approved plans. 
Pursuant to policies SP1 and DM1 of the Manchester Core Strategy. 
 
3) Notwithstanding the provisions of the Town and Country Planning (General Permitted 
Development) (England) Order 2015 (or any order revoking and re-enacting that Order with or 
without modification) the building shall only be used as a residential care home and for no other 
purpose (including any other purpose within Use Class C2 of the Schedule to the Town and 
Country Planning (Use Classes) Order 1987 (as amended), or in any provision equivalent to that 
Class in any statutory instrument revoking and re-enacting that Order with or without 
modification). 
 
Reason - In the interest of residential amenity, pursuant to policy  DM1 in the Manchester Core 
Strategy. 
 
4) The development hereby approved shall be occupied by no more than three residents receiving 
care. 
 
Reason - In the interests of residential amenity, pursuant to policy DM1 in the Manchester Core 
Strategy. 
 
Appendix 1 – List of consultees & neighbours notified 
 
Highway Services 
Environmental Health 
MCC Supported Housing Montoring Group 
2 Oakleigh Avenue, Manchester, M19 2WP 
40 Moorton Avenue, Manchester, M19 2NQ 
9 Oakleigh Avenue, Manchester, M19 2WP 
8 Oakleigh Avenue, Manchester, M19 2WP 
5 Oakleigh Avenue, Manchester, M19 2WP 
11 Oakleigh Avenue, Manchester, M19 2WP 
10 Oakleigh Avenue, Manchester, M19 2WP 
34 Moorton Avenue, Manchester, M19 2NQ 
149 Burnage Lane, Manchester, M19 1EE 
145 Burnage Lane, Manchester, M19 1EE 
15 Oakleigh Avenue, Manchester, M19 2WP 
1 Oakleigh Avenue, Manchester, M19 2WP 



151 Burnage Lane, Manchester, M19 1EE 
147 Burnage Lane, Manchester, M19 1EE 
7 Oakleigh Avenue, Manchester, M19 2WP 
6 Oakleigh Avenue, Manchester, M19 2WP 
3 Oakleigh Avenue, Manchester, M19 2WP 
38 Moorton Avenue, Manchester, M19 2NQ 
36 Moorton Avenue, Manchester, M19 2NQ 
 
Appendix 2 – Planning constraints 
 
Article 4 Direction - Removal Of PD Rights Change Of Use From Class C3 To Class C4 
Aircraft Safeguarding Zone - Aircraft Safeguarding Zone - All Exceeding 90M 
Flood Zones Type 2 (low to medium risk) -  
Susceptible to Surf Water Flood (Less) -  
Area Team Boundary - Name: SOUTH 
 
 


