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Design and Access Statement

Proposed Alterations and Extensions / Application Reference: PP-14149967
I3 Hart Road, Manchester, M 14 7LD

Local Planning Authority: Manchester City Council

1. General Overview of Property

The existing property is a terrace family home and covered storage area at the rear of the
property with access to the property from both Hart Road and Horton Road. The side of
the property has an open garden with access to the back storage. The application site is
shown edged red in the image below.

The application property comprises a two-storey red brick dwelling, part of a short terrace
of five houses located within a modern residential estate. forming The property features a
tiled pitched roof and benefits from off-street parking to the front, as well as a private rear
garden. Situated within the rear garden is detached covered space, currently in use for
storage.

The site is neither located within a conservation area nor designated as a listed building. It
is situated in a residential neighbourhood, surrounded by properties of similar style and
character.
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2. Intention of Use

The intension for changing this back storage into a family playroom is to enhance the
families” living guality. By converting it puts that space to practical use, without the need for
a costly extension, offering dedicated safe space for children to play in, fostering creativity
and encourages physical activity.

It is considered, on the balance of probabilities, that the single-storey rear storage room at
No. 13 Hart Road was substantially completed and brought into use more than five years
prior to the date of this application. The proposed use of the existing structure would
remain incidental to the main dwelling and solely for the benefit of the occupying family,
contributing positively to their guality of life. No external alterations are proposed, and the
use would not result in any material impact on the amenity of neighbouring properties or
the wider public realm.
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3. Proposal

It is noted that the existing storage has existed for over 5 years. The footprint of the storage
to be converted into a covered indoor space that is approximately 39.4 m2. The applicant
purposed to replace the current storage with an indoor play space due to it being in a

dilapidated state.

Description

- Conversion of existing rear storage room into family playroom.

Existing (pre-development) condition

Total Area of Building Footprint

44.1m? (main)+ 39.4 m?(storage)= 83.5 m?

Total Area of Hardstanding

9.6 m?

Total Area of Soft Landscaping

41 m?2

Proposed (post-development) condition

Total Area of Building Footprint

44.1m? (main)+ 39.4 m?(storage)= 83.5 m?

Total Area of Hardstanding

9.6 m?

Total Area of Soft Landscaping

41 m?

Footprint Area of extension: Measures a total of 39.4 m? with a ridge height of 2.5m.

Siting: The outbuilding is sited in the rear garden

Design: The design is typical of a residential outbuilding, featuring a trapezoid form a flat

roof with four roof windows.

Materials: The walls are comprised of red brick, windows and doors from white uPVC and

the roof is a waterproof felt.
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4. Planning Policy Framework

National Planning Policy

National Planning Policy Framework (NPPF) 2024

The NPPF sets out broad national policies on themes such as housing, historic
environment, town centres, design, climate change and the Green Belt. Central to the
proad policy direction contained within the NPPF is the notion of sustainable development;
development which effectively balances economic, social and environmental factors. The
Local Planning Authority consider the following sections relevant to this proposal.

Section 2 — Achieving sustainable development

Section 12 — Achieving well-designed places

Local Planning Policies

Places for Everyone (2022-2039) - Places for Everyone is a long-term plan of nine Greater
Manchester districts for jobs, new homes, and sustainable growth. It has been published
by the GMCA on behalf of the nine districts and took effect and became part of the
statutory development plan on March 21, 2024.
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The PfE Plan and its policies are now a material planning consideration in the
determination of planning applications. The PfE Plan and its policies must therefore be
given full weight in the planning balance.

The relevant Places for Everyone policies for this application are as follows:
JP-ST = Sustainable Development

JP-P1 = Sustainable Places

Manchester Core Strategy Development Plan Document (2012-2027) - The Core Strategy
was adopted on the 11 July 2012 and replaces many paolicies in Manchester's Unitary
Development Plan. Parts of the policies have been superseded by the Places for Everyone
Plan.

The relevant Core Strategy policies for this application are as follows:
DM 1 - Development Management
SP 1 = Spatial Principles (partially superseded by PfE)

EN 1 - Design Principles and Strategic Character Areas

The Unitary Development Plan (UDP) for the City of Manchester (1995) - The Unitary
Development Plan for the City of Manchester was adopted in 1995 and has largely been
replaced with the policies contained within the Core Strategy. However, there are a
number of policies that are extant. /

The relevant saved UDP policies for this application are:

DC - Residential Extensions

The relevant supplementary planning guidance documents for this application are:

The Guide to Development in Manchester SPD

5. Comparable Applications

This section provides recent examples of similar proposals that have been approved by the
council. They are considered relevant examples as they have been approved under the
same local planning policies.
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The council aims to be consistent in its decision making and thus it should be consistent in
approving the proposed development under this application.

21 Troydale Drive Manchester M40 2FG - 141305/FH/2024

This proposal sought permission for the erection of single storey detached building to rear
garden to form annexe to existing dwellinghouse.

The annexe measured 5.4m x 4m with a flat roof ridge height of 2.5m. The annexe
comprised a bedroom, living space, kitchen and bathroom. The approved plans are shown
pelow.

In regard to the principle of development, the officer stated, “The submitted application is
for the erection of a single storey outbuilding to form additional living accommodation.
This is considered acceptable in principle as many people prefer to alter and extend
homes, rather than move, to meet the changing residential needs of families... As the
property is to remain a single family dwellinghouse it is not considered that the proposed
addition would give rise to any significant additional waste or car parking pressures.

In this instance the principle of the proposal is considered acceptable, and it is not believed
that there are any factors of sufficient weight in amenity terms that would warrant refusal
of the application. The proposed addition is deemed to accord with saved policy DC1 of
the UDP and policies DM 1 and SP1 of the Manchester Core Strategy”

In regard to impacts upon residential amenity, the officer confirmed that the height of
2.5m, “..should not cause issues associated with overshadowing, loss of light, or loss of
outlook, nor should it introduce an overbearing presence for either neighbour.”

34 1A Wilbraham Road Manchester M16 8GL - 141401/FH/2024

This application sought various extensions and alterations to the dwelling and also the
erection of a single storey detached granny annexe building.
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The annexe measured 10m x 5m with a pitched roof ridge height of 4m. The annexe
comprised a bedroom, living space, and shower-room. The approved plans are shown
pelow.
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In regards to the principle of development, the officer stated, “In this instance the principle
of the proposal is considered acceptable and it is not believed that there are any factors of
sufficient weight in amenity terms that would warrant refusal of the application. On
palance, the proposed extension is deemed to accord with saved policy DC1 of the UDP
and policies DM1 and SP1 of the Manchester Core Strategy.”

98 Claude Road Manchester M2 1 8DF - 139978/FH/2024

This proposal sought permission for the erection of a single storey annexe building
together with basement level following demolition of existing garage/annexe. The
application site is located within the Chorltonville Conservation Area 1992.

The annexe measured 6.3m x 4.2m with a pitched roof ridge height of 6.5m. The annexe
comprised a bedroom, living space, and shower-room. The approved plans are shown
pelow.
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In regards to the principle of development, the officer stated, “7he proposed development
IS a replacement annexe with baserment anciliary to a residential aweling, tis is
considered accepiable in principle as many Deople prefer to extend their homes rather
than move in order to meet the changing resiaential needs ofr iamiles.”

25 Dennison Avenue Manchester M20 1AE - 139513/FH/2024

This proposal sought permission for the erection of an outbuilding to provide a garden
annexe.

The annexe measured 14m x 4m with a flat roof ridge height of 2.5m. The annexe
comprised a bedroom, bathroom, living space and WC. The approved plans are shown
pelow.

.....

In regards to the principle of development, the officer stated, ‘Kesiaents can usually exoand
their homes for more space. as long as it doesnt arrect the neighbourhood or propérty’s
character. The proposal’s princjple is acceptable. No 1actors in amenity tenms would
warrant refusal. After careful consideration, It is concluded that the proposed development
angns with the Manchester Core Strateqy, Exiant UDF, Flaces for Everyone Fian and the
NFFF.”

In regards to the design of the annexe, the officer stated, 7 is imporiant to note that the
aevelopment s very close (o hitng with the permitted aevelopment rights. The roof
iantems sit very slightly above the maximurm 2500mim total roof height. Officers consider
the new development to be acceptable in 1ts Sing, 1ayout, scale, 1ornm, massing, materials,
and aetayl. " The officer confirms the proposal only fell short of being classed as permitted
development, due to including rooflights which exceed the 2.5m maximum height
allowance.

This is of significant importance as the council has confirmed that an outbuilding which
provides a bedroom and bathroom is permitted development.
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3 Queens Park Close Manchester M9 5TS - 13937 1/FH/2024

This proposal sought permission for the erection of an outbuilding to provide a granny
annexe.

The annexe measured 5m x 8.1m with a flat roof ridge height of 2.5m. The annexe
comprised a bedroom, bathroom and living space. The approved plans are shown below.

In regards to the principle of development, the officer stated, “7he proposed outbuiiding
Wwould meet penmitted aevelopment criteria of Schedule 2, Fart 2, Class E of the GDPO,
and confirmed permission was only required due to a condition from a historic permission
which removed permitted development rights.

This is of significant importance as the council has confirmed that an outbuilding which
provides a bedroom and bathroom is permitted development.

30 Sandacre Road Manchester M23 1AF - 133631/FH/2022

This proposal sought permission for the erection of a single storey granny annexe within
the rear garden for ancillary use to the main dwellinghouse following demolition of
existing garage.

The annexe measured 10m x 5.5m with a pitched roof ridge height of 2.8m. The annexe
comprised a bedroom, bathroom and living space. The approved plans are shown below.
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In regards to this application the officer stated, “Under the provisions of the Towr and
Country Flanning [General Fermitted Development) Order 2015, the applicant could bée a
Similar outbuiiaing with a maximum height of 2.5 metres. This would be consiaered the iall
back position, the 1allback is a material Consiaeration in the decision making process, or
which the FD rights given by the Order comprise an element. Thus when making a
decision on a planning application it may be argued with some effect that a development
carried out to slhightly reduced dimensions or at a marginally lesser level or perhaps in a
revised location nearby, could be implemented using permitted aevelopment rights. The
Weight to be given to such a material consiaeration varies accoramag to whether what
could be built using the GFDO would have a broadly similar or worse impact to what is
proposed; and the reasonable likelihood or possibility that, if penmission were refused,
penmitted development rights wouid in iact be resorted to. Whilst the proposal is located
close to the shared boundary, the adaitional 0.3 metres in height above FLD rights is not
considered to give rise Lo any disamenity to the neighbouring propertes.” The officer
confirms the proposal only fell short of being classed as penmitted development due to
exceedang the 2. 5m maximum height allowance.

THIS Is SIgrnificant as the council has continmed that an outbuilamg which provides a
bedroom and bathroom is permitted aevelopment.

Conclusion on Comparable applications

The comparable cases reviewed clearly demonstrate that the Local Planning Authority has
consistently supported the principle of annex accommaodation in a variety of contexts, and
even within designated Conservation Areas. In each example, development involving
primary living accommodation, such as bedrooms, bathrooms, and independent
kitchen/living areas was deemed acceptable, despite some designs incorporating elements
typically associated with standalone dwellings.

Crucially, design variation did not preclude approval. The annexes differed in appearance,
layout, and positioning within the plot. In all referenced cases, the structures were of a
similar or greater height than that proposed in this application.

Furthermore, in several instances, the presence of a potential fallback under permitted
development rights was acknowledged by officers and used as a material consideration to
support approval under a full planning application. This reflects a pragmatic approach,
recognising that a similar structure used as an annexe could lawfully be erected without
full permission, thereby strengthening the case for supporting the proposed development.

The policy context is also important. Officers have frequently acknowledged the role annex
accommodation plays in addressing the changing needs of families, particularly in
supporting multigenerational living, personal health circumstances, care for elderly
relatives, or providing transitional accommaodation for family members. These social
considerations have routinely been given appropriate weight in decision-making, reflecting
poth national policy direction and local interpretation.
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Taken together, these comparable decisions establish a clear precedent. The consistent
application of planning judgement in favour of annex accommaodation, supported by
fallback positions and a recognition of evolving family needs, strongly indicates that the
current proposal should be assessed in the same light. A consistent and equitable
approach would lead to a positive determination in this case.

6. Trees

There are no protected trees on site which would be affected by the proposal.

/. Access

AcCcess to the current proposal will remain the same and maintained as per existing
conditions.

8. Conclusion

The proposal represents a modest and well-considered form of development that responds
to a demonstrable family need. It accords with national and local planning policies, reflects
a pattern of approvals across the city, and is supported by a strong fallback position under
permitted development rights.

There would be no material harm to visual or residential amenity, and the structure is of a
scale and design that is entirely typical and appropriate in the residential context.

In view of the above, it is respectfully requested that this is supported as it will have positive
impact on the family’s quality of living.
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