3. MANCHESTER
Y& CITY COUNCIL

Planning
Growth & Development

Delegated officer report for planning application

Application no. 131567/FH/2021

Date registered valid: 13 September 2021

Proposal: Erection of a single storey side and rear extension and re roofing of
existing rear extension

Address: 2 Greystone Avenue, Manchester, M21 7RP

Ward(s): Chorlton Park Ward

Applicant: Mr Moazzam Ullah, 2 Greystone Avenue, Manchester, M21 7RP

Agent (if any): Dr Kanadi Jagafa, Mason and Marlowe Ltd, 3 Gladwin Place, 3
Colman Gardens, Salford, M5 3NT

Case officer: Jennifer Connor

Tel: 0161 234 4545
Email: jennifer.connor@manchester.gov.uk

Recommendation: Approve
Date of recommendation: 08.11.2021



Application details

Type of application: Full Householder Application
Development type: Householder

Standard consultations:
No consultations have been printed and sent.

Neighbour notifications
Printed: 16 September 2021 Expired: 7 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/area

The application relates to a detached house in a predominately residential area, the avenue lies
near to the junction of Mauldeth Road West and Princess Road where the character becomes
more commercial.

Listed building:  Not applicable
Conservation area: Not applicable
Tree Preservation Order: Not applicable

Description of development

Erection of a single storey side and rear extension and re roofing of existing rear extension

Consultations & Notification Responses

None received

Policy

The following policies are considered relevant in the consideration of this application.

The National Planning Policy Framework (NPPF) - The NPPF was published on the 27 March
2012 and replaces and revokes all Planning Policy Guidance (PPGs) and Planning Policy
Statements (PPSs) previously produced by Central Government. The NPPF states that the
planning system must contribute to the achievement of sustainable development. These are
encapsulated into three categories: economic, social and environmental. The Government
attaches great importance to the design of the built environment. Good design is a key aspect of
sustainable development, is indivisible from good planning, and should contribute positively to
making places better for people.



Unitary Development Plan (UDP) - The UDP has been superseded by the Core Strategy
Development Plan, however, some policies have been saved and are still considered as part of
the planning process. Policy DC1 for Residential Extensions is still considered of relevance and
states that in determining planning applications for extensions to residential properties, the
Council will have regard to the general character of the property, and the effect upon the
amenity of neighbouring occupiers.

DC1.1 - 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.

DCL1.2 - 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.

DC1.3 - 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).

DC1.4 - 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.

Reasons - Many people prefer to extend their existing homes rather than move, and the
planning system needs to accommodate this demand for more living space, whilst at the same
time ensuring that the amenities of neighbours are protected, and that the overall character of
the surrounding area is not harmed. The Council is not generally in favour of dealing with this
issue by laying down firm rules about home extensions; the Policy therefore allows each case to
be looked at on its individual merits, having regard to a range of criteria.



The Manchester 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. Development in all parts of the City should make a
positive contribution to neighbourhoods of choice including:-

o Creating well designed places that enhance or create character,

0 Making a positive contribution to the health, safety and wellbeing of residents,

o Considering the needs of all members of the community regardless of age, gender, disability,
sexuality, religion, culture, ethnicity or income,

o Protect and enhance the built and natural environment.

Policy DM1 - Development Management - Follows the principles advocated in the
aforementioned policies and informs that all development should have regard to the following
specific issues for which more detailed guidance may be given within a supplementary planning
document. All development should have regard to specific issues for which more detailed
guidance may be given within a supplementary planning document.

Policy SP1 - Spatial Principles - This Policy refers to the key spatial principles which will guide
the strategic development of Manchester to 2027, together with Core Development Principles. It
is stated that developments in all parts of the city should create well designed places which
enhance or create character, make a positive contribution to the health, safety and well-being of
residents, consider the needs of all members of the community and protect and enhance the
built environment. All development should have regard to the character, issues and strategy for
each regeneration area as described in the Strategic Regeneration Framework and the
Manchester Strategic Plan.

Extensions to residential properties will be allowed subject to compliance with other relevant
policies of the Plan and the following criteria; 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); they do not create an undue loss of sunlight, daylight or
privacy; 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.

Issues

Principle

The saved Unitary Development Plan policy DC1 establishes the principle of extending a
property to meet the changing needs of occupiers. Therefore, the principle of extending the
property is considered appropriate in principle.

History

This application follows the refusal of application 129281/FH/2021 for the erection of a single
storey side and first floor rear extension to provide additional living accommodation, the first
floor element has now been omitted.

Scale, massing, design and residential amenity

The single storey rear extension proposed projects c. 2.2m from the side of the existing single
storey rear extension for c. 7.9m depth with a roof over the existing flat roof extension too in
materials to match the existing dwelling house. This extension would be viewed to the north
from property on Mauldeth Road West in context with the existing dwelling house and it is not
considered to provide such an overbearing impact or result in such loss of light to warrant
refusal of planning consent, having regard to extensions to the neighbouring property.

Human Rights Act 1998 considerations




This application needs to be considered against the provisions of the Human Rights Act 1998.
Under Atrticle 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/agent in a positive and proactive manner based on
seeking solutions to problems arising in relation to dealing with the planning application.
Condition(s) to be attached to decision for approval

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:

Location Plan
Received 06 September 2021

Proposed Elevations
Proposed Floor Plans

Received 08 November 2021

Reason - To ensure that the development is carried out in accordance with the approved plans.
Pursuant to policies SP1 and DM1 of the Core Strategy.

3) The materials to be used on the external surfaces of the extension hereby permitted shall be
as stated on the application forms.

Reason - To ensure the appearance of the building to be extended is not adversely affected by
the materials to be used in the construction of the extension, pursuant to saved policies DC1.1,



DC1.2 and DC1.4 of the Unitary Development Plan for the City of Manchester and policy DM1
of the Manchester Core Strategy.

Appendix 1 — List of consultees & neighbours notified

List on Uniform

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
Susceptible to Surf Water Flood (Less) -

Area Team Boundary - Name: SOUTH



