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Applicant:
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Case officer:

Recommendation:
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1 June 2021

Erection of a part single/part 2 storey rear extension to form additional
living accommodation

13 Didsbury Park, Manchester, M20 5LH
Didsbury East Ward

Mr Lance Berry 13 Didsbury Park, Manchester, M20 5LH

Mr Simon Miles S R Miles Ltd 28 Parrs Wood Avenue, Manchester,
M20 5ND

David Lawless
Tel: 0161 234 4543
Email: david.lawless@manchester.gov.uk

Approve

Date of recommendation: 21/7/21

Application details

Type of application:

Development type:

Full Householder Application

Householder

Standard consultations:

Printed: 14 June 2021

Neighbour notifications

Printed: 14 June 2021

Site notice
Posted: 17 June 2021

Press advert

Expired: 5 July 2021

Expired: 5 July 2021

Expired: 8 July 2021

Published: 22 June 2021 Expired: 13 July 2021
Departure from Development Plan:  No

Environmental Statement: Not required



Description of site/building/area

13 Didsbury Park is a large 2 storey semi-detached dwelling located within the Didsbury St. James
Conservation Area. The neighbourhood is predominantly residential in nature. There is a
garden/hardsurfaced area to the front; a driveway at the side that leads to a garage and a large
rear garden in which there is a detached 2 storey building providing ancillary living
accommodation. The site benefits from mature landscaping.

Listed building: no
Conservation area: Didsbury St James Conservation Area 1970
Tree Preservation Order: no

Description of development

The applicant is proposing to erect a part single/part 2 storey rear extension to form additional
living accommodation.

Consultations & Notification Responses

Local residents — No comments received.
Cadent Gas Ltd — Highlighted the potential location of gas infrastructure.
Policies

THE NATIONAL PLANNING POLICY FRAMEWORK (2021) — The National Planning Policy
Framework (NPPF) 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 NPPF 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 this 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.

Paragraph 130 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 visually 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.

Paragraph 132 states that design quality should be considered throughout the evolution and
assessment of individual proposals.

Paragraph 134 states that permission should be refused for development of poor design that
fails to take the opportunities available for improving the character and quality of an area and
the way it functions, taking into account any local design standards or style guides in plans
or supplementary planning documents.

Paragraph 197 in Section 16 (Conserving and enhancing the historic environment) 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.

Policy DM1, Development Management — This policy 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:-

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.

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

e Community safety and crime prevention.

¢ Design for health.

e Adequacy of internal accommodation and external amenity space.

¢ Refuse storage and collection.

¢ Vehicular access and car parking.

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

¢ Green Infrastructure including open space, both public and private.



¢ The use of alternatives to peat-based products in landscaping/gardens within development
schemes.

¢ Flood risk and drainage.

e Existing or proposed hazardous installations.

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.

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

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;
il. 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

V. 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.
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 extension would be traditional in nature and would be constructed
from matching materials. Given this and the modest nature of the proposal, the design of the
development is considered acceptable.

Residential Amenity — Given the distances between adjoining properties and the presence of
mature boundary landscaping, it is not considered that the proposal would have a detrimental
impact upon the existing levels of residential amenity enjoyed by the occupants of the adjoining
dwellings, particularly no. 15.

Visual Amenity — Given its siting at the rear of the property the proposal is not readily visible
from the public realm. As a result it is not considered that the proposed extension would have a
detrimental impact upon the levels of visual amenity enjoyed within the vicinity of the site.

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 19" 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, it is considered that the proposal would not have a
detrimental impact upon the character and appearance of the Didsbury St. James Conservation
Area and as a result would not cause any harm to this designated heritage asset.

Trees — No trees would be felled to facilitate the proposal.

Pedestrian and Highway Safety — The proposal will not have a detrimental impact upon the
levels of pedestrian and highway safety enjoyed along Didsbury Park.

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
problems arising in relation to 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 and documents:

a) Drawing nos. 21 269 PL 000, 100, 200, 201, 201.1, 201.2, 201.3, 202, 203, 204 and
205, all stamped as received on 1 June 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.

Appendix 1 — List of consultees & neighbours notified

Cadent Gas Ltd
Neighbourhood Team Leader (Arboriculture)

48 Didsbury Park, Manchester, M20 5LJ

9 Bloomesbury Avenue, Manchester, M20 2BN

7 Bloomesbury Avenue, Manchester, M20 2BN

5 Bloomesbury Avenue, Manchester, M20 2BN

3 Bloomesbury Avenue, Manchester, M20 2BN

Flat 4, 13 Didsbury Park, Manchester, M20 5LH

Serviced Apartment 2, 13 Didsbury Park, Manchester, M20 5LH
50 Didsbury Park, Manchester, M20 5LJ

11 Didsbury Park, Manchester, M20 5LH

Serviced Apartment 3, 13 Didsbury Park, Manchester, M20 5LH
Serviced Apartment 1, 13 Didsbury Park, Manchester, M20 5LH
15 Didsbury Park, Manchester, M20 5LH

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

Susceptible to Surf Water Flood (Less) -

Susceptible to Surf Water Flood (Less) -

Susceptible to Surf Water Flood (Less) -

Area Team Boundary - Name: SOUTH



