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Application details

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

Standard consultations:
Printed: 21 April 2021 Expired: 12 May 2021

Neighbour notifications
Printed: 21 April 2021 Expired: 12 May 2021

Site notice
Posted: Expired:

Press advert
Published: 27 April 2021 Expired: 18 May 2021

Departure from Development Plan:  No
Environmental Statement: Not required

Description of site/building

Listed building:  Not applicable
Conservation area: No
Tree Preservation Order: No

The application site is an area of vacant land accessed from an un adopted track leading from
Eastwood Road.

The site is bound by predominantly two storey dwelling house’s with rear gardens backing on to
the application site, with the exception of residential properties on Edith Cliff Walk and Rose
Cottage both having gables that run parallel to the site.

Description of area

The immediate area is predominantly residential in character and comprises of a combination of
two and three storey, detached, semi-detached and terraced dwelling house. Opposite the site
is less homogenous in scale and typology and has been built at a higher density to includes a
mix of two and three bed flats.

Description of development
Planning permission is sought for the erection of a pair of semi-detached, two storey

(incorporating a third floor within the roof-space) comprising of one, three bedroom and one four
bedroom dwelling house one of which has a side garage.



The proposed houses incorporate gable roofs, with dormers to the rear.

The proposed development includes off-road parking spaces to the frontage of each proposed
property, small front and rear garden areas, and front bin storage areas and boundary
treatment.

A previous planning application ref 127469/FO/2020 was withdrawn following concerns raised
by the Council in terms of the sites cramped layout and the development being out of character
with the surrounding area and having an unacceptable impact on amenity of the surrounding
residential properties. It is not considered that the revised proposal overcomes all of the
Council's initial concerns.

Consultations & Notification Responses

The proposal was advertised in the local press and a site notice erected at the site advertising
the development as effecting a right of way.

Local Residents/Occupiers - In response to the application originally submitted, 4
representations objecting to the development have been received. Comments are summarised
below:

- The proposed houses will overlook the garden and properties to the rear, whilst affecting
the character of neighbouring houses, lead to the loss of day/sunlight and create too much
noise disturbance.

- The proposed houses are sited too close to the rear and introduce overlooking and loss
of sunlight. The appearance of the houses would also compromise the appearance of the
estate.

- The proposal would have a impact on nature and wildlife.

- The proposed houses would lead to the overlooking of properties opposite.

- It should be confirmed that there is sufficient space for the parking spaces without
compromising pedestrian access to the front.

- The plot appears too small for the proposed development.

- The un adopted access road is poorly maintained and is not suitable for the current car
parking that takes place and not suitable for construction and waste

Environmental Health - The applicant will need to confirm the size of the bins and the waste
management strategy to be adhered to.

Flood Risk Management - A condition is recommended in relation to the provision of a surface
water drainage scheme based on sustainable design principles.

United Utilities - It is advised that a surface water drainage scheme be incorporated into the
development and that foul and surface water be drained on separate systems.

Highway Services - Commented that vehicle and pedestrian access to the development is
proposed from the already established access to the carriageway should be confirmed by the
applicant. Whilst it is acknowledged that there has been a former access operational in this
location, a visibility splay should be provided by the applicant to demonstrate no constraints in



sight lines. This should be made in accordance with Manual For Streets guidelines respective of
the speed restriction on Eastwood Road.

Given the width of the access road, two vehicles are unable to pass. Priority should be given to
vehicles accessing the site to prevent queuing vehicles on Eastwood Road.

The applicant should provide verification that the necessary vehicle manoeuvres can be
undertaken at the entry/exit point and within the aisle/turning area through the provision of
vehicle swept path information.

It is assumed that this access will remain under private ownership, however this should be
confirmed by the applicant. MCC would not be able to support the adoption of this access road
given that it does not comply to adoptable standards.

Parking is proposed on site for four vehicles, two for each property. Further clarification is
sought regarding parking space sizes, all individual driveway parking spaces should be a
minimum of 3.0m x 6.0m as per MCC standard recommendations.

FOOTPATHS

Two additional pedestrian access points are available, one leading from Hawthorn Road and
the other leading from Parkfield Road North. Clarification is sought to confirm if the placing of
the proposed dwelling and boundary fence will allow for the paths to be kept open for public
use? If not, they will need to be legally stopped up.

EV CHARGING
It is required, in line with MCC Residential Guidelines that the provision of Electrical Vehicle
charging points, 1 EV charge point (minimum 7kW) for each dwelling, is made available.

CYCLE PARKING
It is required that secure cycle parking is provided as part of the development for each dwelling.
REFUSE AND SERVICING

It is acceptable for waste bins to be stored within the curtilage of the property, however the
distance from the bin stores to the collection point and a construction management condition is
required.

Greater Manchester Police (Design for Security) - It is recommended that the development
be constructed in accordance with 'Secured by Design' standards.

Issues
Policy

Local Development Framework

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

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



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

The following policies within the Core Strategy are considered relevant:

Policy SP1 refers to the key spatial principles which will guide the strategic development of
Manchester 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. Further,
development should seek to minimise emissions, ensure the efficient use of natural resources,
reuse previously developed land wherever possible, improve access to jobs, services and open
space and provide good access to sustainable transport provision.

Policy DM1 states that new development should have regard to more specific issues for which
more detailed guidance may be given within supplementary planning documents. Issues
include: the appropriate siting and appearance of development, the impact upon the
surrounding area, the effects on amenity, accessibility, community safety and crime prevention,
health, the adequacy of internal accommodation and amenity space and refuse
storage/collection.

Policy H1 states that the proportionate distribution of new housing, and the mix within each
area, will depend on a number of factors. New housing will be predominantly in the North, East,
City Centre and Central Manchester, these areas falling within the Regional Centre and Inner
Areas of Manchester.

The policy goes on to state that that new residential development should take account of the
need to:

o] Contribute to creating mixed communities by providing house types to meet the needs of
a diverse and growing Manchester population;
o] 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;

o] 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;

o] Prioritise sites which are in close proximity to centres of high frequency public transport
routes;
o] Be designed to give privacy to both its residents and neighbours.

Policy EN1 - Design Principles and Strategic Character Areas states

All development in Manchester will be expected to follow the seven principles of urban design,
as identified in national planning guidance and listed above and have regard to the strategic
character area in which the development is located. Opportunities for good design to enhance
the overall image of the City should be fully realised, particularly on major radial and orbital road
and rail routes. Design and Access Statements submitted with proposals for new development
must clearly detail how the proposed development addresses the design principles, reinforces



and enhances the local character of that part of the City and supports the achievement of the
Core Strategy Strategic Objectives.

The Guide to Development in Manchester (SPD) (2007)

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

National Planning Policy Framework (2018)

The central theme to the revised NPPF is to achieve sustainable development. The
Government states that there are three dimensions to sustainable development: an economic
role, a social role and an environmental role.

The Framework underlines a "presumption in favour of sustainable development". This means
approving development, without delay, where it accords with the development plan and where
the development is absent or relevant policies are out-of-date, to grant planning permission
unless any adverse impacts of doing so would significantly and demonstrably outweigh the
benefits when assessed against the NPPF.

Relevant to this application, Section 12 provides design guidance - 'Achieving Well-Designed
Places'
Paragraph 130 goes onto state 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'.

Issues
Principle
The principle of the proposal is not considered acceptable.

Section 38(6) Planning and Compulsory Purchase Act 2004 requires that decisions be made in
accordance with the development plan unless material considerations indicate otherwise.

In the case of this application, the principle of the proposed development is not considered
acceptable and is in conflict with development plan policy and associated guidance.

It is believed that the proposed height, scale and massing of the dwelling houses would be out
of character with the immediate context, to the detriment of visual amenity. The proposal has
limited access arrangements which would create a poor quality development and due to the to
limitations in terms of the unorthodox layout would result in a cramped form of development and
an over intensive use of the site which would also be out of character with the pattern of
development in the local area. It is further considered that the height, scale and appearance of
the proposed houses, their siting in close proximity to the side and rear boundaries and the
positioning of rear windows, would result in a development that would be over bearing and
intrusive to neighbouring residential occupiers, contrary to policies DM1 and SP1 of the



Manchester Core Strategy, The Guide to Development in Manchester (SPD) and the National
Planning Policy Framework (NPPF).

Residential and Visual Amenity

Policies SP1, DM1 and EN1 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.

Paragraph 2.13 of the Council's 'Guide to Development in Manchester' states that:

‘The scale, position and external appearance of new buildings should respect their setting and
relationship with adjacent buildings, enhance the street-scene and consider their impact upon
the roofline and skyline. Buildings should recognise the common building line created by the
front face of adjacent buildings'

The NPPF advocates further, the need for good design, as previously outlined.

In this case, it is considered that the resultant scale of the proposed houses, as a consequence
of height, scale and massing, would form an over dominant feature, which would be out of
context of the surrounding area.

The properties that back onto site on Parkfield Road North, Eastwood Avenue, Hawthorn Road
and Edith Cliff Walk are uniform in terms of scale, eaves and ridge height. However, the
proposed pair of semi-detached dwelling houses positioned in between these properties results
in the appearance that the houses have been randomly placed appearing cramped resulting in
a poor relationship with the surrounding properties. The resultant development would disrupt
the architectural rhythm and appear at odd with the surrounding buildings and would be
considered to have a harmful impact upon visual amenity and erode the character and
appearance of the area.

By virtue of the height, scale and massing of the development in relation to the close proximity
of the surrounding properties the development would appear to be overlarge and visuals
obtrusive appearance for the occupiers of the surrounding properties and due to the size,
amount and positioning of the rear windows particular, the rear bedroom windows including the
dormer windows would allow overlooking into the rear gardens of the surrounding properties in
particular the rear garden and windows belonging to the properties on Parkfield Road North,
which can be readily viewed from the rear habitable room windows of these properties

The close proximity of the development would create an unsatisfactory relationship with the
neighbouring properties and would result in significant overbearing which is unduly harmful to
residential amenity.

The orientation of the building coupled with the close proximity to the rear neighbouring
properties would cause extensive overbearing impacts as the building has not been designed to
give privacy to both its residents and neighbours. The two storey dwelling houses compromise
the outlook for the occupants of Parkfield Road North , Hawthorn Avenue and Edith CIiff Walk
and adding this level of built form that interrupts the established layout that appears cramped
between buildings causes harm to amenity currently enjoyed by the surrounding occupants.

Therefore, the development would therefore harm the living conditions of neighbouring
occupiers, with particular regard to overbearing appearance, and loss of outlook. The
development therefore conflicts with polices SP1, EN1 and DM1 of the Manchester Core
Strategy. These require, among other things, that development makes a positive contribution to



the health and wellbeing of residents, having regard to the effects on the amenity of
neighbouring occupiers.

Policy and relevant guidance seek to harness design that would improve the character and
appearance of an area. It is believed that the proposed development would fail to achieve this
objective and is not therefore considered acceptable.

Layout

The layout and positioning of the development is considered to be unacceptable. The reasons
why the proposal is out of character with the area has been outlined above. However, the layout
of the proposal within the site itself appears to be cramped and as a result of this the car
parking layout for each of the properties would not have the ability to function affectively due to
the its size. Furthermore, bin storage within the front garden area would represent a poor
aesthetic detrimental to visual amenity within the surrounding area and is considered to be
unacceptable and conflicts with polices SP1, EN1 and DM1 of the Manchester Core Strategy

Had the application been recommended for approval, there would have been other matters
which would have required consideration as result of the comments from the statutory
consultees.

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: Refuse

Article 35 Declaration

The proposal would not improve the social and environmental conditions of the area nor does it
comply with the development plan and therefore does not comprise sustainable development.

There are no conditions which could reasonably have been imposed, which would have made
the development acceptable and it is therefore not possible to approve the application.

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



1) The erection of a pair of two storey semi-detached properties by virtue of their siting, scale
and appearance together with the limited access arrangements and relationship with
surrounding properties would result in a cramped form of development and an over intensive
use of the site which would be out of character with the pattern of development in the local area.
The proposed properties would also appear overly dominant and oppressive within the plot and
would give overlooking resulting in a loss of privacy to surrounding properties. The development
would therefore have an unduly harmful impact on visual and residential amenity and fail to
make a positive contribution to the local area which is contrary to polices SP1, EN1, H1 and
DML1 of the Manchester Core Strategy (2012) and the advice given in the Guide to Development
in Manchester SPD (2007) and the National Planning Policy Framework.

Informatives

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

o] All garden boundary treatments adjacent to publically accessible land In particular the
rear boundary should be 2100mm.
o] Entrance gates should be installed that lead to the rear of the property and should be set

forward as close to the building line as possible

o] We would recommend that the pedestrian/vehicular route is well illuminated to provide a
deterrent to would be criminals; this would also improve surveillance of the area.

o] Dusk til Dawn lighting should be installed on all external doors



Appendix 1 — List of consultees & neighbours notified

Highway Services

Environmental Health

Neighbourhood Team Leader (Arboriculture)
MCC Flood Risk Management

Greater Manchester Police

Greater Manchester Ecology Unit

55 Eastwood Road, Manchester, M40 3TE

36 Hawthorn Road, Manchester, M40 3RH

14 Eastwood Avenue, Manchester, M40 3TJ

6 Eastwood Avenue, Manchester, M40 3TJ

16 Eastwood Avenue, Manchester, M40 3TJ

12 Eastwood Avenue, Manchester, M40 3TJ

10 Eastwood Avenue, Manchester, M40 3TJ

2 Eastwood Avenue, Manchester, M40 3TJ

26 Hawthorn Road, Manchester, M40 3RH

53 Parkfield Road North, Manchester, M40 3TB
49 Parkfield Road North, Manchester, M40 3TB
18 Eastwood Avenue, Manchester, M40 3TJ

4 Eastwood Avenue, Manchester, M40 3TJ

Moss Cottage, Hawthorn Road, Manchester, M40 3RJ
53 Eastwood Road, Manchester, M40 3TE

34 Hawthorn Road, Manchester, M40 3RH

Store Rear Of 54, Eastwood Road, Manchester, M40 3TF
Flat 3, 48 Eastwood Road, Manchester, M40 3TF
Flat 5, 48 Eastwood Road, Manchester, M40 3TF
Flat 1, 48 Eastwood Road, Manchester, M40 3TF
Flat 4, 48 Eastwood Road, Manchester, M40 3TF
Flat 2, 48 Eastwood Road, Manchester, M40 3TF
56 Eastwood Road, Manchester, M40 3TF

46 Eastwood Road, Manchester, M40 3TF

59 Eastwood Road, Manchester, M40 3TE

30 Hawthorn Road, Manchester, M40 3RH

8 Eastwood Avenue, Manchester, M40 3TJ

12 Edith CIiff Walk, Manchester, M40 3TH

6 Edith Cliff Walk, Manchester, M40 3TH

11 Edith CIiff Walk, Manchester, M40 3TH

5 Edith Cliff Walk, Manchester, M40 3TH

Rose Cottage, Hawthorn Road, Manchester, M40 3RJ
57 Eastwood Road, Manchester, M40 3TE

Flat, 52 Eastwood Road, Manchester, M40 3TF
59 Parkfield Road North, Manchester, M40 3TB
57 Parkfield Road North, Manchester, M40 3TB
55 Parkfield Road North, Manchester, M40 3TB
51 Parkfield Road North, Manchester, M40 3TB
52 Eastwood Road, Manchester, M40 3TF

61 Eastwood Road, Manchester, M40 3TE

32 Hawthorn Road, Manchester, M40 3RH

16 Edith Cliff Walk, Manchester, M40 3TH

14 Edith Cliff Walk, Manchester, M40 3TH

10 Edith CIiff Walk, Manchester, M40 3TH

8 Edith Cliff Walk, Manchester, M40 3TH



4 Edith CIiff Walk, Manchester, M40 3TH
2 Edith CIiff Walk, Manchester, M40 3TH
9 Edith CIiff Walk, Manchester, M40 3TH
7 Edith CIiff Walk, Manchester, M40 3TH
3 Edith CIiff Walk, Manchester, M40 3TH
1 Edith CIiff Walk, Manchester, M40 3TH

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 - Not Affected

Coal Authority - Development Low Risk - Name: DEVELOPMENT_LOW_RISK_AREA
Coal Authority - Surface Coal Resources - Name: Coal bearing strata at surface
Historic Landfill Site 250m Buffer -

Area Team Boundary - Name: NORTH1



