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   Application No: 12/3740N 
 

   Location: Cedar Court, Corbrook, Audlem, Crewe, CW3 0HF 
 

   Proposal: Proposed alterations to Cedar Court to provide a 35 bedroom Nursing 
Home within the existing building for which planning permission has been 
granted for a Nursing Home (Ref: 10/4845N and 11/4578N). 
 

   Applicant: 
 

Morris & Company Limited 

   Expiry Date: 
 

31-Dec-2012 

 
 

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
1. REFERAL 
 
The application has been referred to southern planning committee because it is 
a major development, by virtue of the floor area.  

 
2. SITE DESCRIPTION AND DETAILS OF PROPOSAL 

 
The application relates to Corbrook Court at Audlem, which is a former country 
residence, which has been converted and heavily extended in order to form a 
nursing home. Planning permission was granted in 2006 for a new-building to 
the rear of the main house to provide 15 self contained extracare units (known 
as Ceder Court). This has since been completed. However, the developer is 
experiencing difficulty in letting the units and therefore planning permission 
was granted on 14th February 2011 for change of use of part of the existing 
building to provide 12 nursing bedrooms and associated facilities. (Application 
10/4845N refers)  
 

SUMMARY RECOMMENDATION: 
 
- Approve subject to conditions 

 
MAIN ISSUES 
 
- Principle of the conversion,  
- The impact on the character and appearance of the 

buildings,  
- Residential amenity  
- Highway safety.  
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A further permission was granted in March 2012 (11/4578N refers) for the 
change of use of the remainder of the building to provide a further 12 nursing 
bedrooms. The proposals involved the addition of 2 small windows in the 
exterior of the building and internal alterations.  
 
Consent was also granted to vary condition 4 of planning permission 10/4845N 
to remove the age restriction for the nursing home use.  
 
This application is a revised scheme for the change of use of the whole 
building to provide a 35 bed nursing home. 

 
3. PREVIOUS RELEVANT DECISIONS 

 
P05/1061 Two Storey Accommodation Block comprising 15 Units 

27/03/2006 
 
P07/0684 Single Storey Link Between Existing Nursing Home and 

Extra Care Facilities 10/07/2007 
 
10/4845N Proposed Alterations and Extension to Provide 12 Nursing 

Bedrooms and Change of Use of Part of the Building from 
Extra Care to Nursing Home Use – approved 14th February 
2011 

 
11/4578N Alterations to provide 12 nursing bedrooms and varaition of 

conditions – Approved March 2012 
 

4. PLANNING POLICIES 
 

National Policy 
 
National Planning Policy Framework 
 
Local Plan Policy 
 
NE.2 (Open Countryside) 
BE.1 (Amenity) 
BE.2 (Design Standards)  
BE.3 (Access and Parking) 
TRAN.9 (Car Parking Standards) 

 
5. OBSERVATIONS OF CONSULTEES 
 

Environmental Health 
 
• No objection to the above application. 
• The applicant is advised that they have a duty to adhere to the regulations of 
Part IIA of the Environmental Protection Act 1990, the Town and Country 
Planning Act 1990 and the current Building Control Regulations with regards 
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to contaminated land. If any unforeseen contamination is encountered during 
the development, the Local Planning Authority (LPA) should be informed 
immediately. Any investigation / remedial / protective works carried out in 
relation to this application shall be carried out to agreed timescales and 
approved by the LPA in writing. The responsibility to ensure the safe 
development of land affected by contamination rests primarily with the 
developer. 

 
Highways 
 
No comment received at the time of report preparation.  

 
6. VIEWS OF THE PARISH / TOWN COUNCIL:  
 
No comment received at the time of report preparation.  
 

7. OTHER REPRESENTATIONS: 
 
No other letters of representation have been received.  

 
8. APPLICANT’S SUPPORTING INFORMATION: 

  
None submitted. 

 
9. OFFICER APPRAISAL 

 
Main Issues 
 
The main issues in the consideration of this application are the 
acceptability, in principle of the conversion, the impact on the character and 
appearance of the buildings, residential amenity and highway safety.  
 
Principles of Development 
 
The proposal involves the change of use of an existing building within the 
open countryside to a residential use and therefore policy NE 15 is relevant. 
Policy NE.15 requires the consideration of commercial uses before residential 
uses will be permitted. Given that the proposed nursing home, will be run on 
commercial basis, it is considered that there is no conflict with this element of 
the policy.  The other criteria under Policy NE.15, relate to design and 
highway matters, and are dealt with below. 
 
Policy NE.16 deals with the commercial re-use of existing buildings and states 
that such proposals will be acceptable subject to a number of criteria. The 
building is newly constructed and is therefore of substantial, sound and 
permanent construction. It would not lead to the dispersal of activity on such a 
scale as to prejudice the vitality of Audlem Village. The nature of the proposed 
use is such that it will not harm the local environment through the creation of 
any form of pollution and there will be no form of commercial activity outside 
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the building. The other criteria are similar to those contained within Policy 
NE.15, and relate to design and highway matters. As stated above, these are 
dealt with below. 
 
The need for the nursing bedrooms was demonstrated by supporting 
information submitted under planning application 10/4845N and the applicant 
has confirmed that the demand remains in line with that information  
 
In respect of the previous application, the Council’s Adult Services Section 
raised concerns that 43% of current residents are from outside the Cheshire 
East area and they would not want to see this replicated in any further 
provision. They have also stated that they would hope that the charges made 
at the development would be in line with Cheshire East contract price for 
nursing home accommodation. 
 
Whilst it would be possible to impose conditions or legal agreements to restrict 
occupancy or prices for accommodation, according to Circular 11/95 in 
considering whether a condition is necessary authorities should ask 
themselves whether planning permission would have to be refused if the 
requirements of that condition were not imposed. Given that there are no 
policies in the local plan relating to nursing home development, or it’s 
occupancy, the conditions are not necessary in order to ensure compliance 
with the development plan and there would be no grounds to refuse the 
application were they not imposed. Consequently, the conditions are not 
considered to be justifiable or necessary within the terms of the 6 tests as set 
out in the Circular. Similar tests exist in respect of legal agreements.  
 
Highways 
 
The change from extracare, where residents are more able, to nursing 
accommodation, where closer care is required, will result in an increase in 
the number of staff by 6FTE. This is considered to be a relatively small 
increase in staff vehicle movements. Furthermore, due to the greater level 
of infirmity of nursing home residents, relative to extracare it is unlikely that 
residents would be able to travel to and from the site independently. 
Consequently, traffic generation would reduce as a result. It is considered 
that this would compensate for the increase in staff vehicle movements. 
Whilst there would also be some traffic created by visitors to nursing home 
residents, the extracare facility also created visitor traffic. 
 
In the light of the above, and in the absence of any objection from the 
Strategic Highways Manager, it is not considered that a refusal on highway 
safety or traffic generation grounds could be sustained. 

 
Design 
  
The only physical alteration to the external appearance of the existing 
building involves the incorporation of one new timber window to the North 
West elevation to serve the proposed ground floor admin office and 
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reception. The windows will match the style of the existing windows and 
will not adversely affect any part of the existing development. It is therefore 
considered to be acceptable in design terms.  

 
It will be sited on a part of the elevation, where there are already 2 similar 
window openings and a door.  
 
Amenity  
 
The nearest neighbouring property is over 100m from the building in question 
and therefore the proposed conversion or extension would not be harmful to 
neighbouring amenities with regard to noise, disturbance, overlooking or 
overshadowing.  The proposed alterations to window openings will face 
towards the existing nursing home building alongside and therefore do not 
raise any privacy or amenity issues. The new opening will be sited on a part of 
the elevation, where there are already large window openings. Consequently it 
will not result in any loss of amenity to the existing residential accommodation 
within the nursing home complex or surrounding properties.  
 
Conditions 
 
The previous application on the site also sought to vary condition 4 of planning 
permission 10/4845N which limited the occupancy of the nursing bedrooms 
granted under the first element of the Cedar Court redevelopment “to persons 
at or above 55 (fifty five) years of age and the spouse of such a person or a 
widow or widower of the same”. The developer wanted to make the 
accommodation available for persons under 55 in need of full time nursing 
care.  
 
It was agreed that the age of the occupants has no bearing on the impact of 
the development on the surrounding area in land-use terms.  
 
However, it was considered that some restriction was required to prevent the 
building from simply becoming a house in multiple occupation which may have 
amenity and highways implications over and above those generated from a 
nursing home. For example, if the building were occupied as an HMO by able 
bodied working people, traffic generation would be significantly greater. The 
condition was therefore amended to restrict the occupation of the building to 
“persons in need of full time nursing care and the spouse of such a person or 
a widow or widower of the same”. It is proposed that the same condition be 
applied to this revised consent.  
 
Conclusion 
 
The principle of the proposed conversion is considered to be acceptable, 
and whilst the concerns of the Adult Services Section in respect of 
occupancy and pricing are noted, there is no conflict with the development 
plan and as a result conditions or legal agreements could not be justified in 
this case.  
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The proposals are considered to be acceptable in terms of design, amenity 
and highway safety. Having due regard to all other material considerations 
raised, the proposal is considered to be in accordance with the 
development plan and accordingly is recommended for approval.  
 

10. RECOMMENDATIONS 
 

APPROVE subject to conditions:- 
 
Conditions   

 
1 Standard 
2 Reference to plans. 
3 Materials  
4 Occupancy restriction to those in need of full time 

nursing care.  
 
 
 
Application for Full Planning 
 
RECOMMENDATION:  
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Cheshire CC WebGIS 

(c) Crown copyright and database rights 2012. Ordnance Survey 
100049045, 100049046. 
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