Planning & Design Statement: 144 Nuthurst Road, Manchester, M40 3WG

Amendment to original approval: 128988/FH/2020.

Upon consultation and review, the applicants would like to seek a reduction in the overall
scope of works initially granted, looking to reduce the size and scale of works approved in
application 128988/FH/2020 (attached or reference)

The following items are to be omitted:

1. Omission of front and rear dormers within new roof space and enlargement of existing
dormers.

2. Reduction in depth of the rear side extension only behind the garage side of the
property, stopping in line with the existing property.

The following items are to be added to the original planning consent:

1. Addition of 3 sided-hipped roof to front extension

Proposal:

Demolition of existing single storey front garage, side outrigger and rear conservatory.
Erection of single storey front, single storey side and single storey rear extension

Demolition:

The dwelling features an original garage which projects beyond the front elevation of the
dwelling, this is proposed to be demolished.

Attached to the rear of this garage is the single storey side outrigger and this is proposed to
be demolished.

The rear conservatory is also proposed to be demolished
Construction:

The single storey front extension will project 4.2m, (keeping in line with the original garage
projection) with a width of 4.1m. There will be three-sided hipped roof on the front extension
with a maximum ridge heigh of 4.1m

The single storey side extension will have a ridge height of 5.8m, depth of 9.2m and width
of 4.1m, falling in line with the existing roof ridge line and overall profile.

The rear terrace area will allow for a gradual step down into the rear garden area which is
at a lower height to the dwelling

Principle:

The proposal is to create additional living space for a growing family. The property will
remain a single dwelling because of the proposal.

The application dwelling currently features a single storey front garage, single storey side
outrigger and single storey rear extension. These elements of the dwelling are in poor and
dilapidated condition. Problems include water leaking into the property, poor insulation, and
limited space. The applicant is proposing to re-build these elements albeit to larger
proportions and therefore it is considered that a precedent has been set for the siting of the
proposed extensions.
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Extensions and alterations to a dwelling are considered acceptable and in accordance with
the Council’s Local Plan and the Guide to Development in Manchester - Supplementary
Planning Document and Planning Guidance.

Impact on the character and appearance of the dwelling and area

The immediate context is defined by dwellings which vary greatly in terms of scale
and design. There is a very clear mix in the street scene, with terraced dwellings,
bungalows and two storey dwellings in the locality. The adjacent neighbour at
No142 Nuthurst Road has had many planning approvals to enlarge their dwelling
with the most recent approval being for “Erection of first floor side, part single part
two storey rear involving an extension to roof to increase the ridge height, including
two storey front bay and raised deck area to rear and elevational alterations”,
under planning reference 119952/FH/2018.

The neighbour at No.142 has a finished ridge height of 7.4m; this is considerably
taller than the applicant’s proposed one and half storey side extension which will
have a finished ridge height of 5.8m and for this reason it will not appear as a
prominent feature in the street scene, and it is considered subservient when
compared to this neighbour.

The one and half storey side extension will match the ridge height of the existing
dwelling, and this will create continuity in design with the host dwelling.

The proposed single storey front extension will project 4.2m beyond the front
elevation, this will therefore retain the same building line as the existing garage on
site.

The proposal will retain single almost 1m to the side boundary and therefore this will
allow for access, maintenance, and bins to be stored in the rear garden out of view.
The single storey rear extension and rear terrace area will not be visible in the street
scene and therefore will not appear as incongruous features. Further to this, the
adjacent neighbour at No.142 has a full width single storey rear extension and
elevated rear terrace area and therefore the proposal respects the context.

The dwelling is set back some 13m from the main front road and further to this, the
front boundary comprises mature hedging which screens the property, and, on this
basis, it is not considered that the proposal would be an obtrusive feature in the
street scene.

The proposal will retain large areas of outdoor amenity space and is therefore not
considered over development of the site.

The proposal is considered to conserve and enhance local distinctiveness, and it has
regard to the overall built character and landscape quality of the area.

The development is compatible with the surrounding area, in terms of scale,
massing and grain.

Impact on the neighbours

There will be no directly facing main room windows at a distance less than 21m
therefore no issues of undue overlooking or loss of privacy are anticipated.
There are no main room windows in the side elevation of No.142 Nuthurst Road
facing the proposed one and half storey side extension and therefore it is not
considered to be overbearing.

The proposed ground floor east side elevation windows will face a 2m high side
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boundary wall and therefore will not impact upon privacy.

* The proposed rear extension will not project beyond a 45-degree line when
drawn from the nearest ground floor main room windows in the rear elevations of
both adjacent neighbours at No.142 and No.146 Nuthurst Road and therefore will
not impact upon their outlook.

» The proposed single storey front garage extension will not project beyond a 45-
degree line when drawn from the nearest ground floor main room window in the front
elevation of No.142 and therefore will not impact upon their outlook.

Impact on parking

* No existing parking provision will be lost, and the front garden is able to
accommodate 5 vehicles and therefore it is not considered that the proposal will
impact upon the parking situation.

Conclusion

The proposal is considered to respect the existing dwelling and the character of the area and
it is not anticipated to create any detrimental impacts upon neighbouring amenity or the
highway.

Site Photoaraphs
Front boundary treatment at application site
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Application dwelling front elevation

Application dwelling rear elevation
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Neighbour at No.142 Nuthurst Road front elevation

Neighbour at No.142 Nuthurst Road full width rear extension
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Gable wall of No.142 Nuthurst Road — no main room windows
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Important — Planning permission & notices of consent

Compliance with conditions

e Your planning approval or consent is attached. It will contain conditions that you
must comply with.

e Please read the conditions and understand their requirements and restrictions,
for example submission and approval of details or measures to protect trees.

¢ Some conditions will require action before you start development and it is
imperative that you seek to have these discharged before any work commences.

¢ Whilst every effort has been made to group conditions logically, it is your
responsibility to ensure that you are aware of the requirements and/or restrictions
of all conditions.

¢ If you fail to comply with the conditions this may result in a breach of planning
control and this may lead to enforcement action.

e Failure to comply with conditions may also result in the development not being
lawful.

e ltisin your interests to demonstrate that conditions have been complied with.
Failure to do so may cause difficulties if the property is sold or transferred.

e A fee is payable for each request to discharge conditions.

e For advice on any of these matters, please contact Planning, Manchester City
Council, PO Box 532, Town Hall, Manchester M60 2LA or email
planning@manchester.gov.uk

128988/FH/2020 Page 1 of 5


mailto:planning@manchester.gov.uk

% MANCHESTER
A CITY COUNCIL

Town & Country Planning Act 1990 (as amended)

Planning Permission

Applicant Agent (if used)
Samina Ghani Mr Mo Igbal

144 Nuthurst Road 899 Stockport Road
Manchester Manchester

M40 3WG M19 3PG

Part 1 — Particulars of the application/development

Proposal: Erection of two storey side and single storey rear extension together with
front and rear dormers, enlargement of existing dormers and raised rear terrace area
following demolition of existing rear extension to form additional living accommodation

Location: 144 Nuthurst Road, Manchester, M40 3WG
Date of application: 23 December 2020
Application number: 128988/FH/2020

Part 2 — Particulars of decision

Manchester City Council gives notice that the development referred to in Part 1 has
been Approved in accordance with the application and plans submitted subject to the
condition(s) listed below (if any).

Article 35 Declaration

The proposal was assessed with regards to policies outlined in the National Planning
Policy Framework, Unitary Development Plan Saved Policies, Local Development
Framework Core Strategy Development Plan and other material considerations. In this
instance the local planning authority had no issues to raise with the applicant/agent, but
have attached appropriate conditions to the approval.

Condition(s) attached to this decision

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:

200927-06 Rev A
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200927-05,

200927-04 Rev A,

200927-03,

200927-02 Rev A

200927-01 Rev A and the Location Plan, stamped as received on the 23 December
2020.

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 match, or be similar to, those of the existing building in type, size, colour and
texture.

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.

4) Notwithstanding the provisions of the Town and Country Planning (General
Permitted Development) Order 2015 (or any order revoking and re-enacting that Order
with or without modification) no windows or doors shall be inserted into the elevations of
the extension hereby approved other than those shown on the approved drawing
referenced 200927-06 Rev A, 200927-05, 200927-04 Rev A, 200927-03, 200927-02
Rev A and 200927-01 Rev A, stamped as received by the city council as local planning
authority on the 23 December 2020.

Reason - In the interests of residential amenity pursuant to policy SP1 and DM1 Core
Strategy for the City of Manchester.

5) Before first occupation, the first floor bathroom window, the ground floor ensuite
window and the two windows in the side elevation, associated with the ground floor rear
bedroom facing number 142 Nuthurst Road, shown on drawing number, 200927-06 Rev
A, 200927-05,200927-04 Rev A, 200927-03, 200927-02 Rev A and 200927-01 Rev A,
stamped as received by the City Council as Local Planning Authority, on the 23
December 2020, shall be obscure glazed to a specification of no less than level 5 of the
Pilkington Glass Scale or such other alternative equivalent and shall remain so in
perpetuity.

Reason - To protect the amenity and living conditions of adjacent properties from
overlooking or perceived overlooking and in accordance with policies SP1 and DM1 of
the Core Strategy.

6) Prior to the commencement of development appropriate and comprehensive
construction designs for the installation of a proprietary gas membrane, in order to
alleviate any possibility of landfill gas ingress to the building, shall be submitted for
approval to the City Council, as Local Planning Authority. The approved details shall
then be implemented as part of the development.

Reason - the development site lies within 250 metres of a registered landfill site or in
close proximity to a potential historical source of landfill had pursuant to policy EN18 of
the Manchester Core Strategy (2012).
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Informatives

This decision relates to the extension or improvement of an existing dwellinghouse,
falling within Class C3 of the Town and Country Planning (Use Classes) Order 1987 (as
amended) and does not infer or imply approval for the use of the property for any other
purpose.

Manchester City Council has made an Article 4 Direction to remove permitted
development rights that allow for a change of use from Class C3 - Dwellinghouses to
Class C4 - House in Multiple Occupation. This means that from 8 October 2011,
planning permission is required for a change of use from a Dwellinghouse to a House in
Multiple Occupation. Further information regarding the Article 4 direction can be found
on Manchester City Council’s website:

www.manchester.gov.uk/info/200074/planning/4847/article 4 direction

If you intend to use the property to which this decision relates for any purpose other
than a dwellinghouse, you should first contact Manchester City Council’s Planning
Service. Failure to obtain any necessary planning permission prior to carrying out a
material change of use or physical development could result in enforcement action
being taken, which can have serious implications.

This permission does not grant approval under Building Regulations.

Date: 25 January 2021

Signed: d}&“’;

Julie Roscoe
Director of Planning, Building Control & Licensing

Manchester City Council, P O Box 532, Town Hall, Manchester M60 2LA
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Notes

1. This permission refers only to that required under the Town and Country Planning Act
1990 does not include any consent or approval under any other enactment, byelaw,
order or regulation.

2. If the applicant is aggrieved by the decision of the local planning authority to refuse
permission or approval for the proposed development, or to grant permission or
approval subject to conditions, they may appeal to the Secretary of State in accordance
with Section 78(1) of the Town and Country Planning Act 1990 within 12 weeks of the
date of the notice of the decision.

The Planning Inspectorate have introduced an online appeals service that can be used
to make appeals online. This service is available through the gov.uk website —
www.gov.uk/planning-inspectorate. The Inspectorate will publish details of your appeal
on the internet. Alternatively If you are unable to access the online appeal form, please
contact the Planning Inspectorate to obtain a paper copy of the appeal form on tel: 0303
444 5000.

The Secretary of State has power to allow a longer period for the giving of a notice of
appeal but they will not normally be prepared to exercise this power unless there are
special circumstances that excuse the delay in giving notice of appeal.

3. The statutory requirements are those set out in Section 79(6) of the Town and
Country Planning Act 1990, namely Sections 70(1) and 72(1) of the Act.

4. If either the local planning authority of the Secretary of State refuses permission to
develop land or grants it subject to conditions, the owner may claim that they can
neither put the land to a reasonably beneficial use in its existing state nor render the
land capable of a reasonably beneficial use by the carrying out of any development
which has been or would be permitted.

In these circumstances, the owner may serve a purchase notice on the Council in
whose area the land is situated. This notice will require the Council to purchase their
interest in the land in accordance with the provisions of Part VI of the Town and Country
Planning Act 1990

5. In certain circumstances, a claim may be made against the local planning authority
for compensation, where permission is refused or granted subject to conditions by the
Secretary of State on appeal or on a reference of the application to them. The
circumstances in which such compensation is payable are set out in Section 114 of the
Town and Country Planning Act 1990.
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