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Application details

Type of application: Full Householder Application
Development type: Householder
Date of site visit: 2 February 2022

Standard consultations:
Printed: 5 January 2022  Expired: 26 January 2022

Neighbour notifications
Printed: 5 January 2022  Expired: 26 January 2022

Site notice
Posted: 13 January 2022 Expired: 3 February 2022

Press advert
Published: 11 January 2022 Expired: 1 February 2022

Departure from Development Plan:  No
Environmental Statement: Not required

Description of site/building/area

61 Kingston Road is a 2 storey detached dwellinghouse located within the Didsbury St. James
Conservation Area. 53 Kingston Road is one of seven identical detached dwellings (the Shirley
Houses), located on the eastern side of Kingston Road, which were constructed as
accommodation for staff by the Shirley Institute, now Towers Business Park.

There are dwellinghouses to all three sides of the property and on the opposite side of Kingston
Road.

Listed building: no
Conservation area: Didsbury St James Conservation Area
Tree Preservation Order: no

Description of development

Erection of a two storey side and rear extension to form additional living accommodation
together with the erection of a single storey detached garage following demolition of existing
outbuildings

Consultations & Notification Responses

Local Residents — Two letters of objection have been received from the same household, the
comments are as follows:

e This extension will be too large a volume and will be detrimental to the frontage of
Kingston Road. This will undermine the character of the road.

e These Shirley houses are currently spaced apart and this extension will negatively
impact upon the historic look of the road. The positioning (to the side) and volume of the



extension will be too close to no. 63 Kingston Road resulting in a significant reduction in
the daylight and sunlight that falls on my property. It will also alter the look of that
property from the front since the side extension will be close and will detrimentally affect
the symmetrical look of the houses when viewed from the front.

e There will also likely be an increase in noise pollution due to the close proximity of the
extension to my property.

e This development will result in new first floor and ground floor windows looking straight
into our lounge, kitchen and downstairs bathroom windows resulting in a loss of privacy
in three rooms and these are the rooms we use the most. The scale of the extension will
lead to a significant loss of green space which will be detrimental to the area of
conservation on Kingston Road.

e We understand from our neighbour that this is another 'development’ he is undertaking
and that he has undertaken "5 or 6" other developments previously. We are worried this
work will be carried out by people who have no interest in maintaining the character of
the road and it is simply a money making opportunity.

Didsbury Civic Society — The DCS Planning and Licensing Group expressed a view that the
proposed extension appeared to be very large in proportion, against others which have been
submitted in previous applications to extend within this particular area.

Neighbourhood Team Leader (Arboriculture) — The arboricultural consultant listed the tree as
a category B and stated that the tree is of low visibility from public viewpoints. | can confirm that
we would agree with the findings of the consultant and as such the tree would not meet the
necessary criteria for TPO status. The applicant has proposed to mitigate the loss of the tree
with additional planting — Common Yew and Mountain Ash. Sue to the reasons above, we
would have no objection to the proposals for this site.

Policies

The National Planning Policy Framework July 2021 (NPPF) — The National Planning Policy
Framework sets out the Government’s planning policies for England and how these should be
applied. It provides a framework within which locally-prepared plans for housing and other
development can be produced. Planning law requires that applications for planning permission
be determined in accordance with the development plan, i.e. the Core Strategy Development
Plan Document and accompanying policies, unless material considerations indicate otherwise.
The National Planning Policy Framework is a material consideration in planning decisions.

Paragraph 11 states that plans and decisions should apply a presumption in favour of
sustainable development, which for decision-taking means:

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

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

I. the application of policies in this Framework that protect areas or assets of particular
importance provides a clear reason for refusing the development proposed; or

ii. any adverse impacts of doing so would significantly and demonstrably outweigh the
benefits, when assessed against the policies in this Framework taken as a whole.

In addition to the above, Section 16 (Conserving and enhancing the historic environment) is of
relevance:



Paragraph 197 in Section 16 states that in determining planning applications, local planning
authorities should take account of:

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

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

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

Paragraph 199 states that when considering the impact of a proposed development on the
significance of a designated heritage asset, great weight should be given to the asset’s
conservation (and the more important the asset, the greater the weight should be). This is
irrespective of whether any potential harm amounts to substantial harm, total loss or less than
substantial harm to its significance.

Paragraph 200 states that any harm to, or loss of, the significance of a designated heritage
asset (from its alteration or destruction, or from development within its setting), should require
clear and convincing justification.

Paragraph 201 states that where a proposed development will lead to substantial harm to (or
total loss of significance of) a designated heritage asset, local planning authorities should refuse
consent, unless it can be demonstrated that the substantial harm or total loss is necessary to
achieve substantial public benefits that outweigh that harm or loss, or all of the following apply:

a) the nature of the heritage asset prevents all reasonable uses of the site; and

b) no viable use of the heritage asset itself can be found in the medium term through
appropriate marketing that will enable its conservation; and

c) conservation by grant-funding or some form of not for profit, charitable or public
ownership is demonstrably not possible; and d) the harm or loss is outweighed by the
benefit of bringing the site back into use.

Paragraph 202 states that where a development proposal will lead to less than substantial harm
to the significance of a designated heritage asset, this harm should be weighed against the
public benefits of the proposal including, where appropriate, securing its optimum viable use.

Paragraph 207 states that not all elements of a Conservation Area will necessarily contribute to
its significance. Loss of a building (or other element) which makes a positive contribution to the
significance of the Conservation Area should be treated either as substantial harm under
paragraph 200 or less than substantial harm under paragraph 201, as appropriate, taking into
account the relative significance of the element affected and its contribution to the significance
of the Conservation Area as a whole.

Core Strategy Development Plan Document — The Core Strategy Development Plan
Document 2012 -2027 ("the Core Strategy") was adopted by the City Council on 11th July 2012.
It is the key document in Manchester's Local Development Framework. The Core Strategy
replaces significant elements of the Unitary Development Plan (UDP) as the document that sets
out the long term strategic planning policies for Manchester's future development.

A number of UDP policies have been saved until replaced by further development plan
documents to accompany the Core Strategy. Planning applications in Manchester must be
decided in accordance with the Core Strategy, saved UDP policies and other Local
Development Documents. Relevant policies in the Core Strategy are detailed below:



Policy SP1, Spatial Principles — Development in all parts of the City should make a positive
contribution to neighbourhoods of choice including creating well designed places that enhance
or create character and protect and enhance the built and natural environment.

Policy EN 3, Heritage — Throughout the City, the Council will encourage development that
complements and takes advantage of the distinct historic and heritage features of its districts
and neighbourhoods, including those of the City Centre.

New developments must be designed so as to support the Council in preserving or, where
possible, enhancing the historic environment, the character, setting and accessibility of areas
and buildings of acknowledged importance, including scheduled ancient monuments, listed
buildings, registered parks and gardens, conservation areas and archaeological remains.

Proposals which enable the re-use of heritage assets will be encouraged where they are
considered consistent with the significance of the heritage asset.

Policy DM1, Development Management — This policy states that all development should have
regard to a number of specific issues, the most relevant of which are:-

e Appropriate siting, layout, scale, form, massing, materials and detail.

e 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.

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

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

e Community safety and crime prevention.

e Vehicular access and car parking.

e Effects relating to biodiversity, landscape, archaeological or built heritage.

Saved UDP Policies — Policies DC1 and DC18 is considered of relevance in this instance:

Policy DC1, Residential Extensions — Policy DC1.1 states that in determining planning
applications for extensions to residential properties, the Council will have regard to:

a) the general character of the property;

b) the effect upon the amenity of neighbouring occupiers;

c) the desirability of enabling people to adapt their houses in appropriate ways to meet
changing household needs;

d) the overall appearance of the proposal in the street-scene;

e) the effect of the loss of any on-site car parking.

Policy DC1.2 states that extensions to residential properties will be allowed subject to
compliance with other relevant policies of the Plan and the following criteria:

a) they are not excessively large or bulky (for example, resulting in structures which are
not subservient to original houses or project out too far in front of the original buildings);
b) they do not create an undue loss of sunlight, daylight or privacy;

c) they are not out of character with the style of development in the area or the
surrounding street scene by virtue of design, use of materials or constructional details;



d) they would not result in the loss of off-street car-parking, in a situation where there is
SO severe an existing on-street parking problem that unacceptable additional pressures
would be created.

Policy DC1.3 states that notwithstanding the generality of the above policies, the Council will not
normally approve:

a) rearward extensions greater than 3.65m (12 ft) in length;

b) 2-storey extensions with a flat roof, particularly those which would be visible from the
public highway;

C) 2-storey extensions to terraced properties which occupy the full width of the house;

d) flat roofed extensions to bungalows;

e) extensions which conflict with the Council's guidelines on privacy distances (which are
published as supplementary guidance).

Policy DC1.4 states that in considering proposals for 2-storey side extensions, the Council will
have regard to the general guidance above and also to supplementary guidance to be issued. In
particular, the Council will seek to ensure that:

a) the development potential of the gap between detached and semi-detached houses is
capable of being shared equally by the owners or occupiers of the two properties
concerned;

b) the actual or potential result of building the extension will not be the creation of a
terracing effect, where this would be unsympathetic to the character of the street as a
whole;

c) the actual or potential result of building the extension will not be the creation of a very
narrow gap between the properties, or any other unsatisfactory visual relationships
between elements of the buildings involved.

As a guide, and without prejudice to the generality of this policy, the Council will normally permit
2-storey house extensions which, when built, would leave a minimum of 1.52m (5 ft) between
the side wall and the common boundary, and which meet the other requirements of this policy.
Proposals which cannot meet these requirements will be judged on their merits, but with weight
being given to (a) and (c) above.

Policy DC18, Conservation Areas — Policy DC18.1 states that the Council will give particularly
careful consideration to development proposals within Conservation Areas by taking into
consideration the following:

a) The Council will seek to preserve and enhance the character of its designated
conservation areas by carefully considering the following issues:

i.  the relationship of new structures to neighbouring buildings and spaces;
ii. the effect of major changes to the appearance of existing buildings;
iii. the desirability of retaining existing features, such as boundary walls, gardens,
trees, (including
iv.  street trees);
v. the effect of signs and advertisements;
vi. any further guidance on specific areas which has been approved by the Council.

b) The Council will not normally grant outline planning permission for development within
Conservation Areas.



c) Consent to demolish a building in a conservation area will be granted only where it can
be shown that it is wholly beyond repair, incapable of reasonably beneficial use, or where
its removal or replacement would benefit the appearance of character of the area.

d) Where demolition is to be followed by redevelopment, demolition will be permitted only
where there are approved detailed plans for that redevelopment and where the Council
has been furnished with evidence that the development will be undertaken.

e) Development proposals adjacent to Conservation Areas will be granted only where it can
be shown that they will not harm the appearance or character of the area. This will
include the protection of views into and out of Conservation Areas.

Issues

Principle of the Proposal — The principle of the development is considered acceptable,
particularly given the previous consents on the other Shirley Houses which are listed below:

e 117633/FH/2017 - 53 Kingston Road. Erection of a two storey rear extension and a
single storey side extension to form additional living accommodation and installation of
rooflights to the front and side.

e 129372/FH/2021 - 59 Kingston Road. Erection of a two storey rear extension, single
storey side extension and installation of velux roof lights to provide additional living
accommodation.

e 049597/FH/SOUTH1/96 - 59, Kingston Road. Two storey side extension to form enlarged
dayroom, utility, toilet and additional bedroom and shower room.

e (082809/FH/2007/S2 - 59 Kingston Road. Erection of 2 storey rear extension and single
storey side extension following demolition of single storey side extension and detached
garage.

e 112103/FH/2016/S2 - 63 Kingston Road. Part two- storey extensions to side and rear
and alterations to front driveway.

Notwithstanding this, consideration must be given to the potential impact upon existing levels of
residential and visual amenity and upon the character of the Didsbury St. James Conservation
Area.

Design — The design of the proposed extension (outlined in red below) and detached garage is
considered acceptable and compatible with the existing property. Matching bricks would be
used in the construction of both structures and vertical windows, mirroring the existing windows,
would be installed to the front elevation of the proposed extension.




Siting — The proposed garage would be located on the site of the existing garage, while the two
storey side extension would be located towards the rear of the property. The siting of both
structures is considered acceptable and would not impact upon the overall character of the
area.

Demolition Works — The demolition of the existing garage porch | is considered acceptable.

Impact on Didsbury St. James Conservation Area — Policy EN3 of the Core Strategy, along
with section 12 of the NPPF, states that consideration must be given to the impact of new
developments on heritage assets. The requirement to preserve or enhance the Conservation
Area is a key requirement within policy EN3 of the Core Strategy, saved UDP policy DC18,
along with the objectives of the NPPF. As such, any new development must seek to retain the
character of the area through careful detailing and, where appropriate, the use of compatible
materials. In terms of informing the design and form of new development in the area, it is
considered that careful consideration should be given to the existing character of the
conservation area including the size, mass and appearance (including materials) of the older
buildings.

The Didsbury St. James Conservation Area, which lies nine kilometres south of the city centre,
was designated in November 1970. It is centred on the historical core of Didsbury, at the
junction of Wilmslow Road and Stenner Lane, and covers an extensive area. Most of the
conservation area is on level ground, but there is a slope down Millgate Lane, Kingston Road
and Stenner Lane where the higher land gives way to the lower level of the Mersey flood plain.

The buildings within the conservation area can broadly be categorised by the collection of large
scale 19th Century villas, smaller earlier cottages and churches. Although remaining primarily
residential in character, there are a number of other uses within the area that influence its
character. The scale of buildings varies across the conservation area and includes large and
prominent residences contrasted with lodges and cottages and there is also variety in plot sizes,
building orientation and position and architectural styles. A great variety of building materials are
used in the conservation area. Most common is red brick for walls and blue slate for roofs.
Stone dressings, in conjunction with brickwork, are used extensively, and several buildings are
built entirely of stone, notably the two churches.

Within the Didsbury St. James Conservation Area there are many examples of new
development having taken place within the grounds of traditional dwellings and other historic
buildings, many of which are statutorily listed, e.g. Philip Godlee Lodge, Limehurst, Broome
House and the former MMU site. This has created a mix of traditional and contemporary
buildings within the conservation area.

Given the design and siting of the extension and garage, it is not considered that the proposal
would have a detrimental impact upon the character and appearance of the Didsbury St. James
Conservation Area and as a result the development would cause less than substantial harm to
the designated heritage asset.

Residential Amenity — It is not considered that the proposal will have a detrimental impact
upon the existing levels of residential amenity enjoyed by the occupants of the adjoining
dwelling, as there would be no windows in the side elevation of the two storey extension that
would face directly towards no. 63 Kingston Road.

Visual Amenity — Given the design and siting of the proposal it is not considered that the
proposed extension and lightwells would have a detrimental impact upon the levels of visual
amenity enjoyed within the vicinity of the site.



Trees — The City Arborist has confirmed that the existing Yew, which would be felled to facilitate
the proposed garage, is not of sufficient quality to merit protection and retention. Given this and
the fact the proposed replacement trees are considered acceptable, the impact upon the overall
tree provision in the conservation area would be negligible.

Pedestrian and Highway Safety — The proposal would not have a detrimental impact upon the
existing levels of pedestrian and highway safety enjoyed along Kingston Road.

Human Rights Act 1998 considerations

This application needs to be considered against the provisions of the Human Rights Act 1998.
Under Article 6, the applicants (and those third parties, including local residents, who have
made representations) have a right to a fair hearing and to this end the local planning authority
must give full consideration to their comments.

Protocol 1 Article 1, and Article 8 where appropriate, confer(s) a right of respect for a person’s
home, other land and business assets. In taking account of all material considerations, including
Council policy as set out in the Core Strategy and saved polices of the Unitary Development
Plan, the Director of Planning, Building Control & Licensing has concluded that some rights
conferred by these articles on the applicant(s)/objector(s)/resident(s) and other occupiers and
owners of nearby land that might be affected may be interfered with but that that interference is
in accordance with the law and justified by being in the public interest and on the basis of the
planning merits of the development proposal. She believes that any restriction on these rights
posed by the recommendation given is proportionate to the wider benefits of and that such a
decision falls within the margin of discretion afforded to the Council under the Town and
Country Planning Acts.

Recommendation: Approve
Article 35 Declaration

Officers have worked with the applicant in a positive and proactive manner to resolve any
matters arising in relation to dealing with the planning application.

Condition(s) to be attached to decision for approval OR Reasons for recommendation to
refuse

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

Reason - Required to be imposed pursuant to Section 91 of the Town and Country Planning Act
1990.

2) The development hereby approved shall be carried out in accordance with the following
drawings:

a) Drawing no. 352 EX 00, stamped as received on 20 December 2021

b) Drawing nos. 352/PL/01, 02 and 03, stamped as received on 20 December 2021

c) Arboricultural Impact Assessment (Lally Tree Management), stamped as received on
20 December 2021

d) Method Statement (Lally Tree Management), stamped as received on 20 December
2021



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 to be used on external elevations shall match those on the external elevations
of the existing building in colour, size and texture.

Reason - In the interests of visual amenity, pursuant to Policy DM1 of the Manchester Core
Strategy.

4) The replacement tree planting scheme, as detailed in Section 7.1.3 of the Arboricultural
Impact Assessment (Lally Tree Management), stamped as received on 20 December 2021,
shall be implemented not later than 12 months from the date of completion of building works. 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.

Reason - To ensure that a satisfactory replacement tree planting 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.

5) In this condition "retained tree" means an existing tree, shrub or hedge which is to be as
shown as retained on the approved plans, Arboricultural Impact Assessment (Lally Tree
Management) and Method Statement (Lally Tree Management), stamped as received on 20
December 2021; and paragraphs (a) and (b) below shall have effect until the expiration of 5
years from the date of the occupation of the building for its permitted use.

(&) No retained tree shall be cut down, uprooted or destroyed, nor shall any retained tree be
topped or lopped other than in accordance with the approved plans and particulars, without the
written approval of the local planning authority. Any topping or lopping approved shall be carried
out in accordance with British Standard 5387 (Trees in relation to construction)

(b) If any retained tree is removed, uprooted or destroyed or dies, another tree shall be planted
at the same place and that tree shall be of such size and species, and shall be planted at such
time, as may be specified in writing by the local planning authority.

(c) The erection of fencing for the protection of any retained tree shall be undertaken in
accordance with the approved plans and particulars before any equipment, machinery or
materials are brought on to the site for the purposes of the development, and shall be
maintained until all equipment, machinery and surplus materials have been removed from the
site. Nothing shall be stored or placed in any area fenced in accordance with this condition and
the ground levels within those areas shall not be altered, nor shall any excavation be made,
without the written consent of the local planning authority.

Reason - In order avoid damage to trees/shrubs adjacent to and within the site which are of
important amenity value to the area and in order to protect the character of the area, in
accordance with policies EN9 and EN15 of the Manchester Core Strategy.

Appendix 1 — List of consultees & neighbours notified

Neighbourhood Team Leader (Arboriculture)
Didsbury Civic Society

58 Kingston Road, Manchester, M20 2SB
63 Kingston Road, Manchester, M20 2SB



492 Parrs Wood Road, Manchester, M20 5QQ

490 Parrs Wood Road, Manchester, M20 5QQ

488 Parrs Wood Road, Manchester, M20 5QQ

486 Parrs Wood Road, Manchester, M20 5QQ

Rosehill Cottage, 62 Kingston Road, Manchester, M20 2SB
59 Kingston Road, Manchester, M20 2SB

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
Conservation Area - Didsbury St James Conservation Area 1970

Flood Zones Type 2 (low to medium risk) -

Historic Landfill Site 250m Buffer -

Susceptible to Surf Water Flood (Less) -

Area Team Boundary - Name: SOUTH



