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Application details

Type of application: Full Application Consent
Development type: Minor Dwellings
Date of site visit:

Standard consultations:
Printed: 7 March 2022 Expired: 28 March 2022

Neighbour notifications
Printed: 7 March 2022 Expired: 28 March 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
The application site is located at the corner of Honor Street and Whiley Street.

The site relates to a roughly rectangular shaped, vacant corner plot, following the recent
demolition of a terraced house due to health and safety issues arising from works undertaken to
the dwellinghouse (demolition undertaken 28th November 2017). The three boundaries of the
site currently comprise temporary wooden fencing to prevent unauthorised access to the plot.

Planning History
119986/F0/2018 - Erection of 1 no. two storey dwellinghouse with accommodation in the

basement and loft space.
22 Honor Street .
Approved subject to conditions 26.07.2018.

Listed building:  Not applicable

Conservation area: Not applicable

Tree Preservation Order: Not applicable

Description of area

The application site is situated within a predominantly residential area largely comprising two

storey, terraced dwellinghouses. A short distance to the south is a terrace of three storey
properties on Dickenson Road, a number of which are in commercial use at ground floor level.

Description of development
Planning permission is sought for the erection of a two storey dwellinghouse with
accommodation in the basement and loft space.




The proposed building incorporates a bay with gable feature and associated hipped roof feature
to the front elevation taking themes from other properties in Honor Street. The side elevation
would comprise three bay features (two extending to eaves level and the central bay extending
to the roof slope on the side gable).The proposed floor plate would cover the extent of the
previous dwelling on the site, including the area covered by the former outrigger.

The proposed dwellinghouse would comprise brickwork, with a tiled roof and spandrel panels
set between the window openings in the central bay feature on side elevation to Whiley Street.
Windows to first floor rear elevation and in the proposed rear dormer feature would be obscurely
glazed (southern elevation).

In addition, access to the basement level is proposed along the side elevation to Whiley Street
with associated railed balustrade ( black powder coated ) and a black powder coated railing to
the basement lightwell on the rear elevation. An external access to the basement level is
located within the curtilage of the property and would be set behind a 600mm high wall with
railings above ( overall height 1.25m), which would be located at the back of pavement to
Whiley Street.

Elevations of the original property (now demolished) to Honor Street and side elevation to
Whiley Street.




Proposed to Honor Street and side elevation to Whiley Street
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Consultations & Notification Responses

Local residents and local businesses- No comments received.

Environmental Health — 15.03.2022 recommended the attachment of conditions relating to
construction hours, electric charging points and contaminated land be

attached to any approval. Furthermore, that a condition be attached to require the
implementation of the submitted the Waste Management Strategy.

Updated comments 20.04.2022
Recommend a watching brief condition for contaminated land ,rather than the previously
requested condition land condition .

Highways Services —

TRIP GENERATION AND JUNCTION CAPACITY:

Given that the proposed development is resultant in one additional residential dwelling, the
number of vehicular trips associated with site is expected to be minimal. It is therefore
accepted that the adjacent highway network can facilitate such additional demands with no
highway safety or capacity concerns.

SITE ACCESSIBILITY:

Regular bus services are routed along Dickenson Road and provide connections to



Pendleton, Whalley Range and Cheetham Hill. Further bus stops are available on
Stockport Road and provide connections to Manchester City Centre, Albert Square. Bus
stops on Birchfields Road provides connections to East Didsbury and the Lowry.
PARKING AND ACCESS:

Pedestrian access can be made via the front of the site on Honour Street. Street access is
in place to match the existing houses and a pedestrian access is in place to the side of the
house to provide access to the yard.

There is no on-site car parking associated with the development and as such, all vehicular
demands associated with the site are anticipated to contribute to the level of vehicles
parked on-street. Whilst this is not ideally preferred from a Highways perspective, it is
acknowledged that the site offers no opportunity to provide on-site parking. It is also
acknowledged that the site is highly accessible by sustainable modes, with regular bus
services and walking route is located 5 minutes' walk away. As such, sustainable travel to
and from the site is a viable choice of mode for future residents.

CYCLE PARKING:

In line with MCC Residential Guidelines, secure and sheltered cycle parking provision
should be made, within the curtilage of the site, at a provision of one-per-unit. No
information has been provided on the proposed cycle storage on site and it is requested
that this information be provided for comment.

BOUNDARY TREATMENTS:

It is recommended that all fencing / railings adjacent to the adopted highway are visually
permeable from a distance of 600mm upwards to ensure adequate visual permeability for
child pedestrians.

The applicant should be advised that all gated accesses will need to provide inward
opening gates to ensure they do not impact on the adopted footway or highway.

REFUSE AND SERVICING:

Designated refuse storage has been accommodated for the dwelling with kerbside
collection noted from Honour Street. The bins will be taken to/from the bin store to Honour
Street on collection day by the resident.

Highways consider this to be acceptable in order to prevent any obstruction to passing
pedestrians on the adjacent footway.

CONSTRUCTION MANAGEMENT:

A Construction Management Plan should be provided by the applicant prior to any
construction works beginning. The Construction Management Plan should detail the
phasing and quantification / classification of vehicular activity associated with planned
construction. This should include commentary on types and frequency of vehicular
demands together with evidence (including appropriate swept-path assessment) of
satisfactory routeing both within the site and on the adjacent highway. The document
should also consider ongoing construction works and contractor parking in the locality.

It is also requested the applicant provides a dilapidation survey as part of the Construction
Management Plan document. The survey should include photographs and commentary on
the condition of carriageway / footways on construction vehicle routes surrounding the site.
The applicant is advised that any requirements for licensing, hoarding / scaffolding and
any associated temporary traffic management arrangements will need discussion and
agreement with the council's Highways Applications and Network Resilience teams via
Contact Manchester (Tel. 0161 234 5004).

It is recommended that the above is conditioned and attached to any planning permission
that may be granted.

Design for Security — have advised that:

- The proposed development should be designed and constructed to Secured by Design
standards including laminated glazing; security-certified windows and doors (please see
www.designforsecurity.org/secured-by-design/ or www.securedbydesign.com for more



information). Developments that are built to this standard are less likely to be susceptible to
crime.

- All garden boundary treatments adjacent to publicly accessible land In particular to the side
and rear boundary should be 2100mm.

- Entrance gates should be installed that lead to the rear of the property and should be set
forward as close to the building line as possible.

- Dusk til Dawn lighting should be installed on all external doors

- Any external bin store should be a secure, lockable and fire resistant enclosure.

In summary, the application is supported subject to further consideration of the above matters.

Flood risk management team - recommend a condition relating to the submission of a surface
water drainage layout for the site, based on sustainable drainage principles is attached to any
approval .

United Utilities - Request evidence that the drainage hierarchy has been fully investigated
and why more sustainable options are not achievable before a surface water connection to the
public sewer is accepted. They further advise they will not allow building over or in close
proximity to a water main, or in close proximity to a public sewer.

GMEU - 30.03.2022

No ecological information appears to have been submitted with the application. As the new
property appears to gable end of the adjacent property, they would expect a bat survey to have
been submitted with the application.

All species of bat and their roosts, even when unoccupied, are protected under UK legislation
and are a material consideration when determining planning applications. If the development is
likely to disturb a potential bat roost then a full bat survey should be carried out before the
application is determined. If bats are found on site under the Conservation of Habitats and
Species (Amendment) (EU Exit) Regulations 2019, a licence is required from the Natural

England to derogate the terms of this legislation. Before a licence can be granted three tests
must be satisfied. These are:

i) That the development is “in the interest of public health and public safety, or for other
imperative reasons of overriding public interest, including those of a social or economic nature
and beneficial consequence of primary importance for the environment”;

ii) That there is “no satisfactory alternative”;

ii) That the derogation is “not detrimental to the maintenance of the populations of the species
concerned at a favourable conservation status in their natural range”.

Defra Circular 01/2005 gives guidance to local authorities on how these issues should be
considered, including that surveys for protected species should not be left to conditions. The
application should therefore not be determined until a full bat survey is submitted. Such a
survey should be undertaken by a licensed bat specialist and at an appropriate time of year. If
bats are found then appropriate mitigation would need to be proposed to demonstrate that the
favourable conservation status of bats would be maintained at the site.

16.04.2022 -GMEU were subsequently advised by the LPA that the property at no.22 Honor
Street collapsed over 4 years when works being undertaken at the property in the basement caused
significant instability . As a result, the exposed side wall at no.20w as subsequently rendered and
this included the creation of a gable wall to the exposed roof void 0fno.20 . In view this no bat survey
had been requested with the above application.



Updated comments from GMEU 20.04.2022

If the gable end of no. 20 has no gaps then a bat survey would not be necessary.

Policy

National Planning Policy Framework (July 2021)

The revised NPPF was adopted in July 2021. It represents key up to date national
policy and is an important material consideration in determining the current

application. The document states that the 'purpose of the planning system is to
contribute to the achievement of sustainable development. The document clarifies

that the 'objective of sustainable development can be summarised as meeting the
needs of the present without compromising the ability of future generations to meet
their own needs' (paragraph 7). In order to achieve sustainable development, the

NPPF states that the planning system has three overarching objectives - economic,
social and environmental (paragraph 8).

As part of the consideration of the previously approved scheme Section 5 'Delivering

a sufficient supply of new homes', Section 11 'Making effective use of land', Section 12
‘Achieving Well Designed Places'; Section 14 ‘Meeting the challenge of climate change, flooding
and coastal change'; and Section 15 'Conserving and Enhancing the natural environment'’, of
the NPPF were key to the consideration of the scheme.

Paragraphs 10, 11, 12, 13 and 14 of the NPPF outline a "presumption in favour of
sustainable development". This means approving development, without delay, where

it accords with the development plan and where the development is absent or

relevant policies are out-of-date, to grant planning permission unless any adverse
impacts of doing so would significantly and demonstrably outweigh the benefits when
assessed against the NPPF.

The key aspect of the NPPF that impacts on the considerations that need to be given

to the current application are identified below.

Section 5 'Delivering a sufficient supply of new homes' states that in order to support
the Government's objective of significantly boosting the supply of homes, 'it is

important that a sufficient amount and variety of land can come forward where it is
needed, that the needs of groups with specific housing requirements are addressed
and that land with permission is developed without unnecessary delay' (paragraph

60).

The Development Plan

The Development Plan consists of:

- The Manchester Core Strategy (2012); and

- Saved policies of the Unitary Development Plan for the City of Manchester (1995)
The Core Strategy was adopted in July 2012 and is the key document in the Local
Development Framework. It replaces significant elements of the Unitary
Development Plan (UDP) and sets out the long term strategic planning policies for
Manchester's future development. A number of UDP policies have been saved and
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 as directed by the National Planning Policy Framework
(NPPF).

Section 38(6) of the 2004 Act requires planning applications to be determined in
accordance with the provisions of the Development Plan unless material
considerations indicate otherwise. The NPPF also refers to this requirement.



Local Development Framework

The principal document within the framework is the Manchester Core Strategy which sets out
the spatial vision for the City and includes strategic policies for development during the period
2012 - 2027.

‘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 also been saved until replaced by further development plan
documents to accompany the Core Strategy. Planning applications in Manchester must
therefore be decided in accordance with the Core Strategy, saved UDP policies and other Local
Development Documents.'

The following policies within the Core Strategy are considered relevant:

Policy SP1 (Spatial Principles); policy H1 Overall housing provision) ;policy H5 (Central
Manchester); policy EN1(Design principles and Strategic Character Areas) and policy DM1
(Development Management).

Unitary Development Plan for the City of Manchester, 1995 (Saved Policies)
Saved policy DC26 (Noise) of the Unitary Development Plan is also considered relevant.
The Guide to Development in Manchester (SPG/SPD) (2007)

The Guide to Development in Manchester is a supplementary planning document which
contains core principles to guide developers. The document offers design advice and sets out
the City Council's aspirations and vision for future development and contains core principles to
guide developers to produce high quality and inclusive design. The principles that development
should seek to achieve, include, character and context, continuity, and enclosure, ease of
movement, quality of the public realm, diversity, legibility and adaptability.

The scale, position and external appearance of new buildings should respect their setting and
relationship to adjacent buildings, enhance the street scene and consider their impact on the
roof line and skyline. Buildings should recognise the common building line created by the front
face of adjacent buildings.

Under point 2.12 'Buildings should front onto streets', the Guide states that:

It is important to achieve an adequate level of enclosure if streets and open spaces are to
provide a sense of place and help people feel comfortable and safe. Buildings should present
their main face and pedestrian entrance to the adjacent main street, to contribute to its vitality
and interest. Windows and entrances should ensure that the street is overlooked to promote
informal surveillance.

ISSUES

Principle
Having regard to the existing planning policy framework, City Council policy and national
planning guidance, the principle of the development is considered acceptable.



The site forms a suitable location for residential development in an area where family housing is
considered a priority and was historically occupied by a dwellinghouse which has been
demolished in recent years.

The proposed house will regenerate a vacant and untidy site to the benefit of the street-scene.

The proposed scheme is also of an acceptable design which will not create any significant
impacts upon residential and visual amenity as a consequence of its position, design and
relationship with adjoining properties.

The proposed development is considered to be in accordance with policy SP1 and H1 in that a
high quality residential development will be provided that contributes towards meeting housing
growth in the City and a quality residential property for residents to live in.

Design, Scale and Appearance

The Guide to Development in Manchester (SPD) advocates that consideration should be given
to the scale of new developments and to ensure that new development is informed by their
context.

The proposed footprint of the development is similar to the property, which was demolished,
with exception of two additional bay window projections on the side elevation (3 in total)
compared to the single ground floor bay detail on the side elevation of the former
dwellinghouse. The proposed dwellinghouse is of a similar scale to neighbouring properties and
reflects the eaves and ridge height of adjoining dwellings and would incorporate for the most
part the use of traditional materials (two colours of brickwork and a tiled roof). The introduction
of bay window features are in keeping with the character of the local area.

No finalised details of the colouration of the proposed materials (excluding the proposed bronze
coloured spandrel panel detail between windows in one of the bay designs on the side
elevation) have been submitted. It is therefore recommended that if the scheme is supported,
samples of materials are submitted for consideration before any works above foundation level
commence.

The building has been positioned to adhere to the dominant building line along Honor Street,
and Whiley Street. The positioning of windows has been similarly sympathetic to take account
of the window openings in the gable of corner property of Honor Street and Whiley Street
(opposite this site), and the frontage of the property

On balance, the proposed building will reintroduce residential development to the site and
through its siting and design, it is anticipated that the proposed dwellinghouse will satisfactorily
assimilate to the existing residential context.

Residential and Visual Amenity

In relation to the potential for the loss of privacy / overlooking in regard to the rear elevation, the
window at ground floor level would be in a similar location to that of the property previously
occupying this site. This window would be screened from adjacent properties by screening from
the proposed 1.8m rear yard wall. The proposed first floor windows and those in the proposed
rear dormer, are a bathroom or secondary windows, and these would comprise obscure glass. It
is recommended that this aspect of the development is conditioned to safeguard the privacy of
adjoining occupiers.

With regards to the proposed fenestration to the Whiley Street elevation, the former building had
three windows at ground floor ( one located within the projecting bay feature ) and a further
window , and an infilled window opening at first floor level. No.15 Honor Street has a similar



window arrangement on the side elevation to Whiley Street, with four window openings ( 2 of
which have been infilled).

It is acknowledged that the proposed development would introduce additional window openings,
however the distance between the closest proposed window openings in the side elevation bay
features and the existing houses fronting onto Whiley Street would be 15m. It is considered that
a distance of 15m between habitable room windows, where properties are facing across a
highway would not give rise to any unduly harmful impacts in regard to overlooking, and that
any impacts upon the living conditions of nearby occupiers will be minimal, given the previous
presence of fenestration on this elevation. This relationship across a highway is common on
many streets throughout the City.

Furthermore, the inclusion of windows to this elevation would enable active surveillance of the
street and improve security.

It is however, recommended that a condition be attached to any approval to prevent any
additional glazing, windows or doors, other than those shown on the approved plans, being
inserted at the property unless planning permission is specifically granted for those works

Car Parking and Highways Issues

Policy T2 of the Core Strategy states that all new developments should provide appropriate car
parking facilities and also that the circumstances of each proposal should be taken into account
to establish what level of parking is appropriate.

Policy DM1 requires that adequate parking should be provided for all new development and
consideration should be given to traffic generation and road safety.

In the case, the site does not have capacity to incorporate off-street parking, but on street
parking is unrestricted on Honor Street and Whiley Street. This is a replacement dwelling and
therefore the impacts in this regard are no greater than the previous use of the site. Although
any vehicular demands would contribute to parking pressures in the area, the reintroduction of a
single family house onto this site is not considered to give rise to undue impacts upon on-street
parking provision in the locality.

It is proposed to attach an informative to any approval in connection with the observations made
by Highways Services, in regard to any construction or fit-out arrangements, if there would be
an impact on the highway; and regard to any amendments that may be required on the adjacent
highway network in regard to street lighting (the nearest lighting column is in front of the
adjacent property no.20 Honor Street.

Cycle Storage

Whilst the request for a cycle storage condition has been noted, the proposed dwellinghouse
benefits from a rear garden area and a large basement . It is considered that these areas could
readily accommodate any cycle storage requirements for the future occupiers of the property
without the need for a condition being attached to any approval.

Electric Charging point

The properties on Honor Street are located at the back of pavement and the siting of the
proposed dwellinhouse would follow this building line . Furthermore , there is no off streef
parking associated with this scheme . As such at this time , it is not considered appropriate to
attach a condition to require the implementation of an electric charging point.

{Commented [SW1]:




Boundary treatment

The boundary treatment to the side and rear of the property would comprise a 600mm high
brick wall with piers, and black powder coated railings above ( overall height 1.25m).Inward
opening railed gates are proposed to the rear yard with access from Whiley Street. A 1.8m high
brick wall is proposed to the boundary with the rear alleyway. It is recommended that this aspect
of the scheme is conditioned to ensure appropriate security would be achieved for the future
occupiers, and that the development shall be carried out in accordance with the approved
details and thereafter retained.

Waste

There is space within the curtilage of the dwellinghouse for bin storage. Plans indicate the bins
would be stored within the rear yard area of the property, which can be accessed from a gated
access from Whiley Street, to allow them to be transported to the street frontage for collection.
These arrangements are considered to be satisfactory. It is recommended that these aspect of
the scheme are conditioned . Furthermore, there are three euro sized bins for general waste,
glass/plastic and paper in the alleyway directly to the rear of the property.

Contaminated land

It is acknowledged that this site has been previously developed for residential purposes ,
however, following the demolition of the previous property clarification is needed in relation to
ground conditions, in particular whether the ground was / has become contaminated during
demolition works. The contents of the submitted EnviroSmart report have been considered ,
and the conclusion that the probability/likelihood of contamination being present at the site
being low, and the overall land quality risks posed by the site being low are noted , together with
the recommendations in regard to a contaminated and watching brief , and that risks in regard
to any former coal mining activity are assessed in relation to ground conditions.

It is therefore recommended that a condition be attached to any approval to require that the
development be implemented in accordance with the recommendations in the EnviroSmart
report , and that prior to any above ground works an analysis of the coal survey and potential for
ground gas relevant to the site, be submitted for consideration . Furthermore , that any remedial
measures identified as being required, be fully implemented before any above ground
development is undertaken . In addition, in the event that ground contamination, groundwater
contamination and/or ground gas are encountered on the site at any time before the
development is occupied during the watching brief, then development shall cease and/or the
development shall not be occupied until a report detailing what measures, if any, are required to
remediate the land (the Remediation Strategy), is submitted to and approved in writing by the
City Council as local planning authority and the development shall be carried out in accordance
with the agreed Remediation Strategy. If no contamination is found, then a post-completion
report shall be submitted to evidence this.

Drainage
In view of the observations received in conjunction with the proposed development in regard to

drainage it is proposed that this aspect of the scheme is conditioned.

Security
The observations by the Design for Security officers have been noted and the recommended

measures have been attached as an informative.

Biodiversity

The proposed development would incorporate an area of soft landscaping to the rear garden
area , with the planning agent suggesting the planting of Lavandula angustifolia ( Lavender) or
similar . The site layout plan also indicated the provision of a birdbox, and an insect/ bee block



would be fixed to the rear boundary wall ( design and access statement). It is therefore
proposed to attach a condition relating the provision of the bird box and soft landscaping.

Use of the property

The proposed development is for the erection of a dwellinghouse. Given the size of the
proposed dwellinghouse , it has the potential to be used in the future as a small scale HMO . In
view of the need for family dwellinghouse in the locality , it is therefore proposed to attach a
condition to any approval to require that the property be used as a family dwellinghouse ( Class
C3a), and for no other purpose in Class C3. It is noted that there is a separate entrance to the
basement and a condition is proposed to ensure that the basement is not used as a self-
contained residential flat.

Conclusion

The proposal is for is a replacement dwellinghouse in a predominantly residential area, and
would lead to the redevelopment of a vacant site. The report outlines that the proposed
development would not have any unduly harmful impacts to the adjacent properties, being of a
similar scale to neighbouring properties, and having active frontages to both Honor Street and
Whiley Street.

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

The proposal was assessed with regards to policies outlined in the National Planning Policy
Framework, Unitary Development Plan saved policies, Local Development Framework Core

Strategy Development Plan and other material considerations. In this instance, there were no
issues to raise with the agent, and the appropriate conditions have been attached.

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 numbered GA_001 ( Site location plan); GA_003 rev.A (Existing plans of former
property - Demolished); GA_004 rev.A (Existing elevations former property demolished) ;
GA_005 rev.C (Proposed basement and ground floor plans) ; GA_007 rev.C ( Roof plan and
GA section); GA_008 rev.E ( Proposed elevations); GA_009 rev.B (3D Schematic Views );
GA_010 (Proposed elevations of railings to basement ) ; GA 012 ( Street scene 3D view) ;

GA 013 ( site plan - larger extent); Design & Access Statement ref: R_PL_001 rev.A; received
on 22nd December 2021.

Drawing numbered GA_011 rev.D ( Proposed plan and elevations of boundary wall) ;GA 014
(Bin store , plan and elevations); GA_002 rev.E ( Site plan);Waste Management Strategy
proforma received 3rd March 2022;

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 (2012)..

3) Prior to the commencement of the development a detailed construction management plan
outlining working practices during development shall be submitted to and approved in writing by
the local planning authority for that phase, which for the avoidance of doubt should include:-

o The routing of construction traffic;

o Detail the vehicular activity associated with the construction including appropriate swept-path
assessment;

o Details of the location and arrangements for contractor parking;
o The identification of the vehicular access points into the site;

o ldentify measures to control dust and mud including on the surrounding public highway
including: details of how the wheels of contractor's vehicles are to be cleaned during the
construction period;

o The details of an emergency telephone contact number for the site contractor to be displayed
in a publicly accessible location;

Reason - To safeguard the amenities of nearby residents and highway safety pursuant to
policies SP1, EN9, EN19 and DM1 of the Manchester Core Strategy (2012).

4) Notwithstanding the materials on plan ref: GA_008 rev. E, no development above
foundation level that is hereby approved shall commence unless and until samples and
specifications of all materials to be used on all external elevations of the development have
been submitted to and approved in writing by the City Council as local planning authority. The
development shall be implemented in accordance with the approved details.

Reason - To ensure that the appearance of the development is acceptable to the City Council
as local planning authority in the interests of the visual amenity of the area within which the site
is located, as specified in policies SP1 and DM1 of the Manchester Core Strategy(2012).



5) Notwithstanding the provisions of the Town and Country Planning (General Permitted
Development) (Amendment) Order 2015, (or any order revoking and re-enacting that Order with
or without modification), no additional glazing, windows or doors, other than those shown on the
approved plans, shall be inserted at the property unless Planning Permission is specifically
granted.

Reason - In the interests of the amenities of the occupiers of the neighbouring dwellinghouse,
pursuant to policy DM1 of the Manchester Core Strategy (2012) and saved policy DC1 of the
Unitary Development Plan for the City of Manchester.

6) The proposed windows to the rear elevation ( southern elevation ) at first floor level, and in
the proposed dormer, shall be fitted with obscure glazing, and shall be non-opening in nature.
The windows shall thereafter be maintained in that condition.

Reason - In the interests of residential amenity, pursuant to policies SP1 and DM1 of the
Manchester Core Strategy (2012) .

7) The proposed floorspace located at basement level shall only be used in conjunction with
the dwellinghouse above, and not as a separate residential flat.

Reason - In the interests of residential amenity, pursuant to policies SP1 and DM1 of the
Manchester Core Strategy (2012) .

8) The boundary treatment shown on drawing GA_011 rev. D, shall be completed prior to first
occupation of the development hereby approved. The development shall be carried out in
accordance with the approved details and shall thereafter be retained.

Reason - To ensure that the appearance of the development is acceptable to the City Council
as local planning authority in the interests of the visual amenity of the area within which the site
is located, in order to comply with policies SP1 and DM1 of the Manchester Core Strategy
(2012).

9) a) The development hereby approved shall be implemented in accordance with the
recommendations in the submitted EnviroSmart report ref: 70906R1 dated November 2018.
Prior to any above ground works an analysis of the coal survey and potential for ground gas
relevant to the site, shall be submitted to and approved in writing by the City Council as local
planning authority , and any remedial measures identified as being required, shall be fully
implemented before any above ground development is undertaken .

b) In the event that ground contamination, groundwater contamination and/or ground gas are
encountered on the site at any time before the development is occupied during the watching
brief, then development shall cease and/or the development shall not be occupied until a report
detailing what measures, if any, are required to remediate the land (the Remediation Strategy),
is submitted to and approved in writing by the City Council as local planning authority and the
development shall be carried out in accordance with the agreed Remediation Strategy. If no
contamination is found, then a post-completion report shall be submitted to evidence this.

Reason - To ensure that the presence of or the potential for any contaminated land and/or
groundwater is detected and appropriate remedial action is taken in the interests of public
safety, pursuant to policy EN18 of the Manchester Core Strategy (2012).

10) Development shall not begin until a surface water drainage layout for the site, based on
sustainable drainage principles has been submitted to and approved in writing by the local



planning authority. The development shall be constructed and completed in accordance with the
approved details and details provided of how the scheme shall be maintained and managed
after completion.

Reason - To prevent the increased risk of flooding, to improve and protect water quality and
ensure future maintenance of the surface water drainage system pursuant to policy EN17 of the
Manchester Core Strategy ( 2012).

11) The development shall be implemented in accordance with the waste management
strategy, and in the location within the rear garden as shown on plan ref: GA_011 rev.D and
shall remain in situ whilst the dwellinghouse is occupied.

Reason - To protect the amenity of the occupants of the residential and commercial
accommodation once the development hereby approved is occupied, pursuant to policies
EN19, SP1 and DM1 of the Manchester Core Strategy (2012).

12) Notwithstanding the provisions of the Town and Country Planning (General Permitted
Development) (England) Order 2015 (as amended) (or any order revoking and re-enacting that
Order with or without modification) no part of the development shall be used for any purpose
other than the purpose(s) of Class C3(a) 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 exceptional circumstances of a proliferation of HMO's restricting housing choice
and adversely affecting sustainability and in the interests of residential amenity, to safeguard
the character of the area and to maintain the sustainability of the local community through
provision of accommodation that is suitable for people living as families pursuant to policy 7.4 of
the Guide to Development in Manchester: Supplementary Planning Document and Planning
Guidance, the National Planning Policy Framework and policies SP1 and DM1 of the
Manchester Core Strategy (2012).

13) The soft landscaping treatment scheme shown on plan ref: GA_002 ( site plan ) shall be
implemented not later than 12 months from the date the dwellinghouse is first occupied. If
within a period of 5 years from the date of the planting of any tree or shrub, that tree or shrub or
any tree or shrub planted in replacement for it, is removed, uprooted or destroyed or dies, or
becomes, in the opinion of the local planning authority, seriously damaged or defective, another
tree or shrub of the same species and size as that originally planted shall be planted at the
same place within the development.

Reason - To ensure that a satisfactory landscaping scheme for the development is carried out
that respects the character and visual amenities of the area, in accordance with policies SP1,
EN9 and DM1 of the Manchester Core Strategy (2012).

14) Before the occupation of the dwellinghouse hereby approved, full details of the design of
the bird box shown on plan ref: GA 002 ( site plan) to form part of the development shall be
submitted and agreed with the Local Planning Authority. The permanent bird box shall be
installed in accordance with the agreed designs.

Reason - To provide a roost for bats a European Protected Species (Habitats Regulations
1994) and bird boxes to comply with policy EN15 of the Manchester Core Strategy (2012) .



Informatives

1) Construction and demolition works should be confined to the following hours:
Monday to Friday 07.30 to 18.00 hrs.

Saturdays 08.30 to 14.00 hrs.

At no time on Sundays and Bank Holidays

2) The applicant should be advised that any requirements for licensing, hoarding / scaffolding
and any associated temporary traffic management arrangements will need discussion and
agreement with the council's Highways Applications and Network Resilience teams via Contact
Manchester(0161 234 5004).

3) The applicant should liaise with MCCs Street Lighting Team with regard to any amendments
that may be required on the adjacent highway network.

4) The proposed development should be designed and constructed to Secured by Design
standards including laminated glazing; security-certified windows and doors (please see
www.designforsecurity.org/secured-by-design/ or www.securedbydesign.com for more
information). Developments that are built to this standard are less likely to be susceptible to
crime.

Entrance gates should be installed that lead to the rear of the property and should be set
forward as close to the building line as possible.

Dusk til Dawn lighting should be installed on all external doors.

Any external bin store should be a secure, lockable and fire resistant enclosure.

In summary, the application is supported subject to further consideration of the above matters

5) Correspondence from United Utilities should be presented to the Local Planning Authority to
confirm that a build over agreement is not required for the concerning 300mm public combined
sewer which runs along the southern boundary of the site, in conjunction with the finalised
design of the surface water drainage scheme .



Appendix 1 = List of consultees & neighbours notified

Highway Services

Environmental Health

MCC Flood Risk Management
Greater Manchester Police
Greater Manchester Ecology Unit

15 Honor Street, Manchester, M13 OWY

8 Whiley Street, Manchester, M13 OWR

2 Whiley Street, Manchester, M13 OWR

16 Whiley Street, Manchester, M13 OWR

10 Whiley Street, Manchester, M13 OWR

20 Honor Street, Manchester, M13 OWY

18 Honor Street, Manchester, M13 OWY

16 Honor Street, Manchester, M13 OWY

12 Honor Street, Manchester, M13 OWY

10 Honor Street, Manchester, M13 OWY

9 Honor Street, Manchester, M13 OWY

3 Honor Street, Manchester, M13 OWY

333 Dickenson Road, Manchester, M13 ONR

Second Floor, 321 Dickenson Road, Manchester, M13 ONR
321A Dickenson Road, Manchester, M13 ONR

First Floor, 321 Dickenson Road, Manchester, M13 ONR
First Floor Flat, 331 Dickenson Road, Manchester, M13 ONR
Ground Floor Flat, 331 Dickenson Road, Manchester, M13 ONR
Ground Floor Rear, 321 Dickenson Road, Manchester, M13 ONR
Ground Floor Front, 321 Dickenson Road, Manchester, M13 ONR
321 Dickenson Road, Manchester, M13 ONR

325 - 327 Dickenson Road, Manchester, M13 ONR

14 Honor Street, Manchester, M13 OWY

6 Whiley Street, Manchester, M13 OWR

14 Whiley Street, Manchester, M13 OWR

323 Dickenson Road, Manchester, M13 ONR

11 Honor Street, Manchester, M13 OWY

7 Honor Street, Manchester, M13 OWY

5 Honor Street, Manchester, M13 OWY

4 Whiley Street, Manchester, M13 OWR

18 Whiley Street, Manchester, M13 OWR

12 Whiley Street, Manchester, M13 OWR

329 Dickenson Road, Manchester, M13 ONR

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

Coal Authority - Development Low Risk - Name: DEVELOPMENT_LOW_RISK_AREA
Area Team Boundary - Name: NORTH2



