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Application details 
 
Type of application: Full Application Consent 
 
Development type: Minor Other 
 
Date of site visit:  
 
Standard consultations: 
Printed: 16 September 2021  Expired: 7 October 2021 
 
Neighbour notifications 
Printed: 13 September 2021  Expired: 4 October 2021 
 
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 
 
Listed building:  Not applicable  
 
Conservation area:   
 
Tree Preservation Order:   
 
This application relates to a two-storey semi-detached property, with accommodation in the 
roofspace, fronting the busy A6 Stockport Road. The property is currently vacant, having 
previously been used as a single family dwelling, and lies in a row of 14 similar properties, in a 
mixed residential /commercial area, close to the southern boundary of the city, with Stockport 
MBC 
 
To the east of Stockport Road, opposite the property, is a gym , a Class E use food shop , and 
Class E use offices. To the west of the house is a repair garage , and there are residential 
properties directly to the north and south of the  house .The property has a small front  and  
reasonable sized rear garden . There are no off street parking spaces, associated with the 
dwellinghouse, and Stockport Road to the front of the property is subject to Traffic Regulation 
Orders. 
 
Consent is sought to convert the property into three self-contained 1 bedroom flats, and the 
registered provider (One Manchester) has indicated that all three flats would be occupied by 
homeless people through the Council's Rough Sleepers Accommodation Programme (RSAP). 
The floorspace for the ground floor flat would be 44.5m2 , with the flat at the first floor level  
comprising  43.5m2 , and with the flat in the  roofspace having  a floor area of 31.9m2. The floor 
layout has  been designed to line through at each floor with lounge areas located above lounges 
etc. 
 



The proposed development also includes associated landscaping, to the front and rear of the 
property, and the installation of a rear dormer extension to the rear roof slope . The proposed 
dormer would have a pitched roof set below the ridge of the main roof of the property. The 
scheme would also include the erection of 1.8m boundary  treatment to  the southern boundary 
, and 2.1m high treatment to the western boundary both comprising timber panels  set  above 
gravel boards and set between concrete posts . A new gated access is proposed in the northern 
boundary to provide access to the ginnel between nos. 1198 and 1196 Stockport Road, which is 
bounded by a coping and railing topped brick wall. 
 
Access to all three proposed  flats would be from the existing front door facing Stockport Road. 
The existing basement  entrance to the rear elevation of the property is to be removed and the  
surround made good. 
 
Consultations & Notification Responses 
 
Local residents and local businesses  -  No comments received. 
 
Environmental Health - Recommend conditions relating to construction hours , acoustic 
insulation of the property from traffic noise ; refuse storage, and air quality. The 
recommendation, regarding construction hours is provided as an informative.  
 
Highways Services - Makes the following comments: 
 
TRIP GENERATION AND JUNCTION CAPACITY: 
In comparison to the former use, the level of trips generated is not anticipated to be dissimilar 
and as such no highways concerns are expected. 
 
SITE ACCESSIBILITY: 
Regular bus services are routed along Stockport Road and provides regular connections to 
Manchester City Centre, Albert Square, Ardwick, Stockport, Hazel Grove and Stepping Hill. The 
closest railway facility is located at Levenshulme and provides connections to 
Manchester Piccadilly, Alderley Edge, Hazel Grove, Crewe, Blackpool and Buxton. 
 
PARKING AND ACCESS: 
No parking is proposed within the application and considering the site's location and proximity to 
sustainable travel offer, this is acceptable in principle. As such, no parking concerns are raised 
from a Highways perspective by the proposals. 
 
CYCLE PARKING: 
In line with MCC recommendations, secure and sheltered cycle parking provision should be 
made, within the curtilage of the site, for the accommodation of resident's cycles. It is requested 
that a minimum of three secure and sheltered cycle spaces are in place for resident's cycles. 
 
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: 
A refuse storage area is noted within the site. Bins will be taken to/from the bin store to the 
collection point on Stockport Road on collection day. This is considered to be appropriate in 
ensuring no obstruction on the adjacent highway. 
 



GMP- Have made a number of recommendations, to improve security at the premises. These 
have been provided to the applicant as an informative. 
 
Housing/Homlessness Team - Support the application. 
 
GM Ecology Unit - Makes the following comments: 
 
Summary 
There are unlikely to be any ecological issues associated with this development.  Potential risks 
to bats and nesting birds can be dealt with via an informative.  
 
Bats 
The proposed development will involve some disturbance to the existing roof.  In urban areas 
bats are most commonly found in the roof space of residential dwelling or under tiles and soffits, 
the owner generally not aware of their presence.  In this instance the disturbance will involve 
removal of a small area of slates/tiles over a roof space already used as a dwelling space, with 
a roof light also already present.  Given the works would be by hand and the area of impact 
small, they are satisfied that the risk of an offence is very low, despite backing on to Cringle 
Brook.  They therefore recommend an informative along the following lines is applied to any 
permission. 
 
Whilst the development has been assessed as low risk for bats, the applicant is reminded that 
under the 2019 Regulations it is an offence to disturb, harm or kill bats.  If a bat is found all work 
should cease immediately and a suitably licensed bat worker employed to assess how best to 
safeguard the bat(s).  Natural England should also be informed.  
 
Nesting Birds 
Birds such as house sparrow and starling often nest under the eaves of buildings.  No direct 
impact to the eaves is however proposed so whilst disturbance is possible, the risks are low.  
They therefore recommend an informative along the following lines is applied to any permission. 
 
The applicant is reminded that, under the Wildlife and Countryside Act 1981 as amended  it is 
an offence to remove, damage, or destroy the nest of a wild bird, while the nest is in use or 
being built. Planning consent does not provide a defence against prosecution under this act. If a 
birds nest is suspected work should cease immediately and a suitably experienced ecologist 
employed to assess how best to safeguard the nest(s). 
 
Contributing to and Enhancing the Natural Environment 
Section 174 of the NPPF 2021 states that the planning policies and decisions should contribute 
to and enhance the natural and local environment.  There is negligible habitat impacts (loss of 
front garden) and likely no species impacts.  Provision of a bird box or bat box to rear elevation 
would provide adequate enhancement.  The details can be conditioned. 
 
Issues 
 
National Planning Policy Framework (July 2021) - Sets out the Government's Planning Policies 
for England and how these should be applied. It states that the purpose of the planning system 
is to contribute to the achievement of sustainable development. It states that achieving 
sustainable development means that the planning system has 3 overarching objectives: 
 
An economic objective - to help build a strong, responsive and competitive economy, by 
ensuring that sufficient land, of the right types is available in the right places and at the right 
time to support growth, innovation and improved productivity; and by identifying and 
coordinating the provision of infrastructure; 



 
A social objective - to support strong, vibrant and healthy communities, by ensuring that a 
sufficient number and range of homes can be provided to meet the needs of present and future 
generations; and by fostering well-designed, beautiful and safe places, with accessible services 
and open spaces that reflect current and future needs and support communities' health, social 
and cultural well-being; and 
 
An environmental objective - to protect and enhance our natural, built and historic environment; 
including making effective use of land, improving biodiversity, using natural resources prudently, 
minimising waste and pollution, and mitigating and adapting to climate change including moving 
to a low carbon economy 
 
It states that planning policies and decisions should ensure that developments: 
 
a) will function well and add to the overall quality of the area, not just for the short term, but over 
the lifetime of the development;  
 
b) are visibly attractive as a result of good architecture, layout and appropriate and effective 
landscaping; 
 
c) are sympathetic to local character and history, including the surrounding built environment 
and landscape setting, while not preventing or discouraging appropriate innovation or change 
(such as increased densities); 
 
d) establish or maintain a strong sense of place, using the arrangement of streets, spaces, 
building types and materials to create attractive, welcoming and distinctive places to live, work 
and visit; 
 
e) optimise the potential of the site to accommodate and sustain an appropriate amount and mix 
of development (including green and other public space) and support local facilities and 
transport networks; and 
 
f) create places that are safe, inclusive and accessible, and which promote health and well-
being, with a high standard of amenity for existing and future users, and where crime and 
disorder, and the fear of crime, do not undermine the quality of life or community cohesion and 
resilience. 
 
Section 12 'Achieving Well Designed Places' states that 'the creation of high quality, beautiful 
and sustainable buildings and places is fundamental to what the planning and development 
process should achieve. Good design is a key aspect of sustainable development, creates 
better places in which to live and work and helps make development acceptable to 
communities. Being clear about design expectations, and how these will be tested, is essential 
for achieving this. paragraph 127). 
 
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. 
 



Policy SP1 identifies the City Council's Core Development Principles and states that 
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 
- Making a positive contribution to the health, safety and wellbeing of residents 
- Considering the needs of all members of the community regardless of age, gender, disability, 
sexuality, religion, culture, ethnicity or income. 
- Protect and enhance the built and natural environment 
 
Minimise emissions, ensure efficient use of natural resources and reuse previously developed 
land wherever possible. 
 
Improve access to jobs, services, education and open space by being located to reduce the 
need to travel and provide good access to sustainable transport provision. 
 
Policy H1 'Overall Housing Provision' states that the proportionate distribution of new housing, 
and the mix within each area, will depend on a number of factors, in particular, the need to 
diversify housing stock in mono tenure areas by increasing the availability of family housing.  
High density developments (over 75 units per hectare) are appropriate in both the City Centre 
and parts of the Regional Centre given the accessible location. 90% of residential development 
will be on previously developed land. The re-use of vacant housing, including the renewal of 
areas characterised by poor quality housing, will be prioritised. New developments should take 
advantage of existing buildings where appropriate through refurbishment or rebuilding works. If 
this is not possible, development schemes should contribute to renewal of adjacent areas which 
contain vacant or derelict buildings. 
 
Policy H1 goes on to state that new residential development should take account of the need to: 
 
- Contribute to creating mixed communities by providing house types to meet the needs of a 
diverse and growing Manchester population; 
- Reflect the spatial distribution set out above which supports growth on previously developed 
sited in sustainable locations and which takes account of the availability of developable sites in 
these areas; 
- Contribute to the design principles of Manchester LDF including in environmental terms.  The 
design and density of a scheme should contribute to the character of the local area.  All 
proposals should make provision for appropriate usable amenity space.  Schemes should make 
provision for parking cars and bicycles (in line with policy T2) and the need for appropriate 
sound insulation; 
- Prioritise sites which are in close proximity to centres of high frequency public transport routes; 
- Be designed to give privacy to both its residents and neighbours.   
 
Policy H5 relates to new housing in Central Manchester and states that Central Manchester, 
over the lifetime of the Core Strategy, will accommodate around 14% of new residential 
development. Priority will be given to family housing and other high value, high quality 
development where this can be sustained. High density housing will be permitted within or 
adjacent to the Regional Centre (Hulme and the Higher Education Precinct) as well as within 
Hulme, Longsight and Rusholme district centres as part of mixed-use schemes 
 
Policy H11 relates to Houses in Multiple Occupation and changes of use from a C3 dwelling 
house to a C4 HMO. It also states that all proposals for change of use of existing properties into 
houses in multiple occupation, and all proposals for conversion of existing properties into flats 
(which might not necessarily fall within Class C4), would be permitted only where the 



accommodation to be provided is of a high standard and where it will not materially harm the 
character of the area, having particular regard to the criteria in policy DM1. 
 
Policy EN 16 (Air Quality) - Requires that consideration is given to the potential impact of 
existing air quality on new development. In this case, the site is located in the Manchester Air 
Quality Management Area. Consideration therefore needs to be given to the potential impact of 
localised pollution from Stockport Road. 
 
Policy EN19 relates to waste and states that the Council will require all developers to submit a 
waste management plan to demonstrate how both construction and demolition waste will be 
minimised and recycled on site wherever possible and how the sustainable waste management 
needs of the end user will be met. 
 
Policy T1  (Sustainable transport) - Relates to the delivery of sustainable, high quality, 
integrated transport system, which encourages a modal shift away from car travel to public 
transport, cycling and walking and prepare for carbon free modes of transport. In this case, the 
development would not generate significant traffic and the site is in a sustainable transport 
location. Policy T1 would be appropriate responded to.  
 
Policy T2 states that outside the City Centre all new development should provide appropriate 
car parking facilities, taking account of the guidance in Appendix B (of the Core Strategy). In all 
parts of the City proposals should have regard to the need for disabled and cycle parking, in line 
with appendix B (this indicates maximum car parking standards for various uses). 
 
Notwithstanding the above, Policy T2 requires that consideration is given to the particular 
circumstances of each proposal to determine the appropriate levels of car parking that may be 
required. Policy T2 requires the provision of proportionate Traffic Impact Assessments and 
Travel Plans for all major applications and for any proposals where there are likely to be access 
or transport issues. 
 
Policy DM 1 states that all development should have regard to the following specific issues for 
which more detailed 
guidance may be given within a supplementary planning document:- 
- Appropriate siting, layout, scale, form, massing, materials and detail. 
- Impact on the surrounding areas in terms of the design, scale and appearance of the proposed 
development. Development should have regard to the character of the surrounding area. 
- Effects on amenity, including privacy, light, noise, vibration, air quality and 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. 
- Effects relating to biodiversity, landscape, archaeological or built heritage. 
- Green Infrastructure including open space, both public and private. 
- Flood risk and drainage. 
- Existing or proposed hazardous installations. 
 
Unitary Development Plan - The site is unallocated in the plan. 
 



Saved policy E3.3 relates to sites along radial routes, which includes Stockport Road, and 
seeks to ensure that all new development, along these routes, is of the highest quality. 
 
Saved policy DC5 relates to flat conversions 
DC5.1 states that, in determining planning applications to convert property to flats, the Council 
will have regard to: 
a. the standard of accommodation for the intended occupiers of the premises; 
b. effects on adjoining houses as a result of noise from flats passing through party walls and 
affecting adjoining houses; 
c. adequacy of car parking, off-street car parking being normally required where practicable, 
and essential where there is so severe an existing on-street parking problem that unacceptable 
additional pressures would be created; 
d. general effects on the character of the neighbourhood, including the extent to which flat 
conversion schemes are a new or an established feature of the immediate area, avoiding the 
loss of front gardens and the retention of existing trees and shrubs; 
e. adequate private outdoor amenity space; 
f. the desirability of achieving easy access for all, including disabled people (as a minimum, 
access for disabled people will normally be required in conversions of ground floor 
accommodation); 
g. the satisfactory provision of refuse storage and collection facilities. 
 
DC5.2 states that there will be a general presumption in favour of flat conversions within 
residential areas, on the upper floors of businesses within commercial areas and in properties 
on main road frontages, subject to other relevant policies of the Plan. They will be particularly 
welcome where large, old, difficult to re-use properties are involved, and where proposed 
schemes provide investment enabling the retention and improvement of housing stock. 
 
DC5.3 States that, notwithstanding policy DC5.2, the Council will normally refuse permission for 
any developments in this category which: 
a. do not provide accommodation to the Council's current approved standards; 
b. are in tightly-packed residential streets where there is no scope for off-street car parking and 
where there is already an acknowledged problem of on-street congestion; 
c. involve conversion schemes without adequate private external amenity space; 
d. are schemes without satisfactory refuse storage and collection facilities. 
 
DC5.4 States that, in determining applications of this kind, the Council will give particularly 
careful consideration to situations in which the conversion of small terraced properties are 
proposed; and where a scheme is the first in a street of otherwise single family dwellings, the 
Council will give weight to the desirability of maintaining the character of the street in that 
respect. 
 
Saved policy DC26.1 states that the Council intends to use the development control process to 
reduce the impact of noise on people living and working in, or visiting, the City. In giving effect 
to this intention, the Council will consider both: 
a. the effect of new development proposals which are likely to be generators of noise; and 
b. the implications of new development being exposed to existing noise sources, which are 
effectively outside planning control. 
 
The Guide to Development in Manchester Supplementary Planning Document and Planning 
Guidance was formally adopted in April 2007, and is therefore relevant in this case. At that time, 
Planning Policy Statement 3 'Housing' stated that to facilitate efficient delivery of high quality 
development, Local Planning Authorities should draw on relevant guidance and standards and 
promote the use of appropriate tools and techniques, such as Design Coding alongside urban 



design guidelines, detailed masterplans, village design statements, site briefs and community 
participation techniques.   
 
In the City of Manchester, the relevant design tool is the Guide to Development in Manchester 
Supplementary Planning Document and Planning Guidance. This guidance aims to help to 
develop and enhance a unique and positive sense of place within Manchester and its 
neighbourhoods.  The guidance is grouped under seven key principles recognised by CABE as 
being those urban design characteristics which create successful places, that is character and 
context, continuity and enclosure, ease of movement, quality of the public realm, diversity, 
legibility, and adaptability. 
 
Point 10.9 relates to external space and states that all residents should enjoy useable private 
amenity space wherever they choose to live in the City. All new developments should be 
designed to provide on-site amenity space which is fit for purpose and which is informed by, and 
relates to, the character of the area. Simply this means the provision of gardens that perform 
well as multi-functional space. Gardens are valuable within any development by contributing the 
following: 
- A safe play area for children 
- Additional storage outside the house 
- The provision of outside drying area for clothes which additionally assists the environmental 
sustainability of a development 
- Space in which to relax which helps the overall sense of well-being 
- An increased amount of planting which enhances the quality of the natural environment 
- The space to provide home grown food which benefits the health of the local community. 
 
Manchester Residential Quality Guidance 2016 -Sets out the direction for the delivery of 
sustainable neighbourhoods of choice where people will want to live and also raise the quality of 
life across Manchester and was approved by the Executive at its meeting on 14 December 
2016. The ambitions of the City are articulated in many places, but none more succinctly than in 
the 'Manchester Strategy' (2016). The guidance has been produced with the ambition, spirit and 
delivery of the Manchester Strategy at its heart. The delivery of high-quality, flexible housing will 
be fundamental to ensuring the sustainable growth of Manchester. To achieve the City's target 
of carbon neutrality by 2050, residential schemes will also need to be forward thinking in terms 
of incorporating the most appropriate and up to date technologies to significantly reduce 
emissions. It is therefore essential for applicants to consider and integrate the design principles 
contained within the draft guidance into all aspects of emerging residential schemes. In this 
respect, the guidance is relevant to all stages of the development process, including funding 
negotiations, the planning process, construction and through to operational management. 
 
The guidance sets standards for securing high quality and sustainable residential development 
in Manchester. The document includes standards for internal space within new dwellings and is 
suitable for applications across all tenures. It adopts the nationally described space standards 
and this has been applied to an assessment of the size and quality of the proposed apartments  
 
The document outlines nine components that combine to deliver high quality residential 
development, and through safe, inviting neighbourhoods where people want to live.  These nine 
components are as follows: 
 
Make it Manchester; 
Make it bring people together; 
Make it animate street and spaces; 
Make it easy to get around; 
Make it work with the landscape; 
Make it practical; 



Make it future proof; 
Make it a home; and 
Make it happen.   
 
Principle of the development - Whilst the preferred option would be to retain the property in 
single family accommodation, it is acknowledged that the Registered Provider has experienced 
difficulties in letting the dwellinghouse to a family. The dwellinghouse has been vacant since 
July 2020, and the applicant has indicated that in their view this has been in part due  to the 
location of the house in very close proximity  to a busy main radial route into the City, and that 
there is no off street parking associated with the property. It is also acknowledged that long stay 
on street parking is also not available in close proximity of the house due to traffic regulation 
orders on Stockport Road. It has been confirmed that the property would be occupied by 
homeless people through the Council's Rough Sleepers Accommodation Programme, and 
essentially this would mean that the flats are occupied by three independent occupiers, as 
would be the case, if they were for general market sale/rent. It is considered that the continued 
use of the property for residential use, to meet a recognised need for accommodation for 
homeless people, would be acceptable in principle. 
 
Standard of Accommodation - Flat 1, on the ground floor, and flat 2, on the first floor, both 
exceed the Manchester's minimum space standards by approximately 14% (MCMSS 1B1P - 
GIA 39m2, Apartment 1&2 - GIA approx. 44.5m2 & 43.5m2). Flat 3 on the second floor has the 
GIA of approximately 31.9m2 which is achieving 82% of the minimum space standards 
requirements. 
 
All the flats has been designed  to create layout to fit within the existing property  constraints. 
The top floor would include the incorporation of a dormer to the rear roof slope to provide more 
natural light and space in the bedroom as well as a new window in a bathroom. It would be 
difficult for any further space to be created for this flat, and on the basis of the overall standard 
of accommodation, property constraints, and the benefit that the third flat would provide, in 
creating an additional flat for a homeless person, on this occasion, and with regard to these 
particular site circumstances, it is considered that the third flat can be accommodated as part of 
an acceptable development, notwithstanding that it does not meet the Council's minimum space 
standards. 
 
Residential Amenity- Saved policy DC5 of the UDP states that for proposals involving flat 
conversions, the Council will have regard to the standard of accommodation and the effects 
upon adjoining occupiers. 
 
Policies DM1 and SP1 of the Core Strategy indicate further, that consideration should be given 
to the effects of development upon the amenity, living conditions and the well-being of 
residents, whilst saved policy DC26 of the UDP looks to consider the effect of new development 
proposals which are likely to be generators of noise. 
 
In this case, that the proposed flats would only be occupied by 3 individuals, which has the 
potential to be less than if a family were to occupy the property. As such, whilst the unrelated 
occupiers would have  independent lifestyles and differing pattern of behaviour, in comparison 
to traditional family occupancy, it is not considered that the proposed development  would lead 
to an increase in pedestrian and vehicular activity at the site, or have  the potential to cause 
unsatisfactory levels of noise and disturbance. Whilst there may be an increase to the comings 
and goings to the property, it is not considered that this would give rise to a significant negative 
impact upon the living conditions of neighbouring residential occupiers to the detriment of their 
amenity. 
 



The proposal includes a reasonable sized area of private usable amenity space for prospective 
occupiers to the rear of the property, which would accord with the Guide to Development in 
Manchester (SPD), which states that all new development should be designed to provide on-
site amenity space which is fit for purpose and which is informed by, and relates to, the 
character of the area.   
 
Although no new window openings are proposed, the proposed internal layout would lead to a 
window currently serving a bathroom at first floor level in the northern elevation being 
repurposed as a secondary bedroom window. It is therefore proposed that this window be 
subject to a condition to require that it be obscurely glazed to a height of 1.7m above the 
internal floor level, and be maintained as such in perpetuity to safeguard the amenity of future 
residents. On balance it is not considered that the development would unduly harm residential 
amenity. 
 
Visual Amenity - Policies SP1 and DM1 of the Core Strategy, as well as the Guide to 
Development (SPD), underline the importance attached to protecting the character and 
appearance of an area and the need to adhere to the Council's design principles. The NPPF 
advocates further, the need for good design. 
 
With the exception of the removal of an access to the basement on the rear elevation, other 
elevational works are limited to the incorporation of a pitched roof dormer to the rear roof slope, 
which would be in keeping with the pattern of development found locally and would not have a 
negative impact on the character of the area. The applicant has indicated that the dormer 
extension would be constructed in grey interlocking roof tiles to match the existing roof. 
 
Disabled Access - Access to this property is via 4 steps, given the limited front garden area, and 
it would not be feasible to provide a ramped access to this property. This proposal would not be 
able to create a fully accessible building, but given it is an existing situation, it is considered that 
the proposed development can still be considered positively. 
 
Landscaping - External hard landscaping works (in  the form of flags) are proposed to the front 
of the house to provide a clean solid surface for an improved  approach to the entrance area 
and easy bin access. It is also proposed to install a new patio and re-turf the rear garden area, 
to improve the private usable amenity space of the future occupiers of the property.  
 
Crime and security - The recommendations of GM Police Design for Security are related to the 
development through an informative. 
 
Waste management - The number of bins shown to be stored in the  front garden area would 
not be sufficient  to meet the requirements as set by  Environmental Health.  However, the rear 
garden can be readily accommodated the extra provision which would be needed , and with the 
addition of a new pedestrian gate in the side boundary  treatment to the ginnel , could be  taken 
to a collection point at the front of the property on collection day . 
 
A condition has thereby been included to secure proportionate and appropriate waste 
management arrangements detailing capacity, siting and appearance of a lockable enclosure 
for the storage of the segregated waste and recycling bins relating to the authorised flats. 
 
Highways issues - The adjacent section of highway on Stockport Road incorporates single 
yellow lines. This will assist with the  management of  traffic. Given the limited magnitude of the 
development it is not considered that the development would raise significant concern regarding 
traffic generation. Any increase in activity would be absorbed into existing levels of activity in the 
locality . The residents would also benefit from the sustainable location of the site. 



Notwithstanding the accessible location of the site, car ownership cannot be precluded, but due 
to the proposed occupiers this is anticipated to be unlikely. 
 
Cycle storage - The site has ample capacity to accommodate cycles, with an internal hallway 
and ample outdoor space. A condition has been included to ensure the approval of final storage 
details and capacities. 
 
Construction management - It is not considered that the magnitude of the development would 
necessitate a comprehensive CMP. The development could be contained within the site and 
accessed via the Stockport Road entrance and the side alleyway.  
 
Air quality - The applicant has been advised of the observations received in regard to mitigation 
of pollution from Stockport Road and maintaining existing levels of air quality. In response, the 
applicant has agreed to engage with a consultant to determine appropriate mitigation measures. 
A related condition has therefore been included. 
 
Ecology - No significant concerns have been raised by the Greater Manchester Ecology Unit. A 
condition is, however, proposed, relating to the provision of a bird/bat box within the curtilage of 
the site 
 
Conclusion - Whilst one of the proposed apartments does not meet the Council's minimum 
space guidelines, it is considered that the proposal would offer a valuable facility that supports 
Council objectives and it is considered that the development would contribute to local housing 
provision, and provide accommodation for residents with particular housing needs. 
 
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 based on seeking 
solutions to problems arising in relation to dealing with the planning application. In this case, 
clarification was sought in relation to the use of the premises and the standard of 
accommodation proposed. The proposal is considered to be acceptable and therefore 
determined within a timely manner, with appropriate conditions, including pre-commencement 
conditions that have been agreed by the applicant. 



  
 
 
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: 
 
Drawings numbered SR-BTP-00-SP-DR-A-3918_100 Location Plan, SR-BTP-00-SP-DR-A-
3918_110 Site Plan as Existing, SR-BTP-00-ZZ-DR-A-3918_111 Existing Floor Plans and SR-
BTP-00-ZZ-DR-A-3918_112 Existing Elevations, all stamped as received by the City Council, as 
Local Planning Authority, on 1 September 2021. 
 
Completed waste management proforma, stamped as received by the City Council, as Local 
Planning Authority, on 8 September 2021. 
 
Drawings numbered SR-BTP-00-ZZ-DR-A-3846_120.3 Site Plan as Proposed, SR-BTP-00-ZZ-
DR-A-3846_121.2 Proposed Floor Plans, SR-BTP-00-ZZ-DR-A-3846_122.3 Proposed 
Elevations and SR-BTP-00-ZZ-DR-A-3846_123.3 Proposed Boundary Treatment Plan, all 
stamped as received by the City Council, as Local Planning Authority, on 15 February 2022. 
 
Email from BTP Architects, dated 16 February 2022, which confirms that One Manchester are 
refurbishing the above property as part of Homes England's RSAP initiative, to provide 3 flats 
which will be used to provide accommodation for people who have been sleeping rough. 
 
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) The materials used to construct the external elevations of the dormer/roof extensions hereby 
approved shall match the existing dwellinghouse, in terms of colour, type, and method of 
coursing and pointing. 
 
Reason - In the interests of the character and appearance of the dwellinghouse and 
surrounding area, pursuant to policy DC1 of the saved Unitary Development Plan for the City of 
Manchester, and policy DM1 of the Manchester Core Strategy. 
 
 4) Notwithstanding the provisions of the Town and Country Planning (General Permitted 
Development) Order 2015, (or any order revoking and re-enacting that Order with or without 
modification), no openings, including windows and doors, shall be inserted within the elevations 
of the extension, other than  those shown on drawings numbered SR-BTP-00-ZZ-DR-A-
3846_121.2 Proposed Floor Plans and SR-BTP-00-ZZ-DR-A-3846_122.3 Proposed Elevations, 
stamped as received by the City Council, as Local Planning Authority, on 15 February 2022. 
 
Reason - In the interests of the amenities of the occupiers of the neighbouring properties, 
pursuant to policy DM1 of the Manchester Core Strategy. 
 



 5) 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. 
 
 6) Before the development commences a scheme for the storage and disposal of refuse shall 
be submitted to and approved in writing by the City Council as local planning authority.  The 
details of the approved scheme shall be implemented as part of the development and shall 
remain in situ whilst the use or development is in operation. 
  
New developments shall have refuse storage space for segregated waste collection and 
recycling. Internal and external storage areas are required. 
  
Reason - In the interests of amenity and public health, pursuant to policies SP1. EN19 and DM1 
of the Manchester Core Strategy. 
 
 7) Prior to commencement of the development mitigation measures to safeguard local air 
quality shall be submitted to and approved in writing by the City Council as local planning 
authority. Any agreed mitigation measures shall be implemented as part of the development 
and shall remain in situ whilst the use or development is in operation. 
 
Reason -  To secure a reduction in air pollution from traffic or other sources in order to protect 
existing and future residents from air pollution, pursuant to policies EN16, SP1 and DM1 of the 
Manchester Core Strategy. 
 
 8) Before the development commences a scheme for acoustically insulating the proposed 
residential accommodation against traffic  noise from Stockport Road shall be submitted to and 
approved in writing by the City Council as local planning authority. There may be other actual or 
potential sources of noise which require consideration on or near the site, including any local 
commercial/industrial premises. The approved noise insulation scheme shall be completed 
before any of the residential units are occupied. 
Noise survey data must include measurements taken during a rush-hour period and night time 
period  to determine  the appropriate sound insulation measures necessary.  
 
Reason: To secure a reduction in noise from traffic or other sources in order to protect future 
residents from noise disturbance, pursuant to policies SP1, H1 and DM1 of the Manchester 
Core Strategy. 
 
 9) Before the first occupation of the apartments a scheme shall be submitted to and approved 
in writing by the City Council as local planning authority providing details of the appearance and 
specifications of the proposed bin storage arrangements. The development shall be fully 
implemented in accordance with the approved scheme upon first occupation of the development 
and maintained in situ thereafter.  
 



Reason - In the interests of residential amenity and to secure appropriate arrangements for the 
storage and collection of segregated waste and recycling, pursuant to policies SP1, EN19 and 
DM1 of the Manchester Core Strategy. 
 
10) Before the first occupation of the apartments a scheme shall be submitted to and approved 
in writing by the City Council as local planning authority providing details of the appearance and 
specifications of the proposed cycle storage arrangements. The development shall be fully 
implemented in accordance with the approved scheme upon first occupation of the development 
and maintained in situ thereafter.  
 
Reason - To secure appropriate arrangements for the provision of dedicated cycle storage 
facilities, pursuant to policies SP1, EN19 and DM1 of the Manchester Core Strategy. 
 
11) The boundary treatment hereby approved shall be carried out in accordance with the details 
indicated on drawings numbered SR-BTP-00-ZZ-DR-A-3846_120.3 Site Plan as Proposed and 
SR-BTP-00-ZZ-DR-A-3846_123.3 Proposed Boundary Treatment Plan, stamped as received by 
the City Council, as Local Planning Authority, on 15 February 2022. The boundary treatment 
shall be completed before the approved housing units are occupied. Development shall be 
carried out in accordance with the approved details and shall thereafter be retained and 
notwithstanding the provisions of the Town and Country Planning (General Permitted 
Development) Order 2015 (or any order revoking or re-enacting that Order with or without 
modification) no boundary treatment shall be erected on site, other than that shown on the 
approved plans. 
 
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. 
 
12) Prior to the occupation of the apartments hereby approved, a permanent bird and box shall 
be installed at the site in accordance with details to be submitted to and approved in writing by 
the City Council, as Local Planning Authority. The bird/bat boxes shall be thereafter retained 
whilst the development is occupied. 
 
Reason - To provide bird and bat boxes to enhance the natural and local environment, pursuant 
to policy EN15 of the Manchester Core Strategy. 
 
13) Before first occupation of the rear extension hereby approved, the first floor window, in the 
northern elevation (i.e. where a bathroom is being replaced with a bedroom), shall be fixed shut 
and obscurely glazed, at least up to a height of 1.7 metres above floor level, and shall remain so 
in perpetuity. 
 
Reason - To protect the amenity and living conditions of adjacent properties from overlooking or 
perceived overlooking and in accordance with policies SP1 and DM1 of the Manchester Core 
Strategy. 
 
14) The accommodation hereby approved  shall be used in accordance with the details set out 
in the email from BTP Architects, dated 16 February 2022. 
 
Reason - In the interests of the amenities of the occupiers of the neighbouring properties, 
pursuant to policy DM1 of the Manchester Core Strategy. 
 
 
 
 



Informatives 
 
 1) Construction/demolition works shall be confined to the following hours: 
- Monday - Friday: 7.30am - 6pm 
- Saturday: 8.30am - 2pm 
- Sunday / Bank holidays: No work 
 
 2) 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). 
 
 3) - It is recommended that the apartments are fitted with a monitored alarm system with PIR 
monitors,  it should comply with either BS EN 50131 and PD 6662 for wired systems or BS 6799 
for wireless systems  
-The apartment entrance doors must be compliant with and certified to BS PAS 24. It is advised 
that these doors do not have fixed sidelights, and are provided with door viewers instead.  
- Any external bin store should be a secure, lockable and fire resistant enclosure.  
- Access control should be installed at the yard gate and be operable by swipe card or fob, and 
not numeric key pads. It should be controlled by an audio intercom linked to the first floor flat, so 
that residents can vet callers to the building before allowing them access. 
- Dusk 'til dawn lights, operated by photoelectric cell/daylight sensor, should be installed to all 
external doors (manual override is also permissible).  
- External lighting must be provided to the side passageway and rear of the building, operated 
by photoelectric cell/daylight sensor (manual override is also permissible). PIR security lighting 
is not recommended for these locations and should not be employed unless advised. 
- Fittings should produce 'white' light, as opposed to yellow/orange light. Metal halide (or bulbs 
with a comparable output) should be used, as these offer superior colour rendition over 
alternatives such as high and low pressure sodium bulbs. 
- The upkeep of a development over its lifetime can be crucial to the level of security and safety 
within. Aspects of a development, which are left to deteriorate, have the potential to attract 
further crime - a process known as 'the broken window theory'. A maintenance plan should be 
drawn up to address issues such as litter removal and repair to communal areas (lighting, 
signage, access controls) 
 
 4) Whilst the development has been assessed as low risk for bats, the applicant is reminded 
that under the 2019 Regulations it is an offence to disturb, harm or kill bats.  If a bat is found all 
work should cease immediately and a suitably licensed bat worker employed to assess how 
best to safeguard the bat(s).  Natural England should also be informed. 
 
 5) The applicant is reminded that, under the Wildlife and Countryside Act 1981 as amended  it 
is an offence to remove, damage, or destroy the nest of a wild bird, while the nest is in use or 
being built. Planning consent does not provide a defence against prosecution under this act. If a 
birds nest is suspected work should cease immediately and a suitably experienced ecologist 
employed to assess how best to safeguard the nest(s). 
 
 
 
  



Appendix 1 – List of consultees & neighbours notified 
 
 Highway Services 
 Environmental Health 
 Greater Manchester Police 
 Greater Manchester Ecology Unit 
 Strategic Lead For Homelessness 
 
1202 Stockport Road, Manchester, M19 2RA 
1200 Stockport Road, Manchester, M19 2RA 
1192 Stockport Road, Manchester, M19 2RA 
1083A Stockport Road, Manchester, M19 2RE 
Jetts Fitness, 1083 Stockport Road, Manchester, M19 2RE 
Land Fronting 1083 To 1087, Stockport Road, Manchester, M19 2SU 
Unit 3, Haniwells Business Park, Hardicker Street, Manchester, M19 2RB 
Unit 1, Haniwells Business Park, Hardicker Street, Manchester, M19 2RB 
Unit 2, Haniwells Business Park, Hardicker Street, Manchester, M19 2RB 
Flat Above, 1206 Stockport Road, Manchester, M19 2RA 
Flat Above, 1208 Stockport Road, Manchester, M19 2RA 
1206 Stockport Road, Manchester, M19 2RA 
1190 Stockport Road, Manchester, M19 2RA 
1085 Stockport Road, Manchester, M19 2RE 
1208 Stockport Road, Manchester, M19 2RA 
1204 Stockport Road, Manchester, M19 2RA 
1196 Stockport Road, Manchester, M19 2RA 
1194 Stockport Road, Manchester, M19 2RA 
 
 
 
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) -  
Area Team Boundary - Name: NORTH2 
 
 


