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1. Introduction

1.1 This is the appellant’s Statement of Case prepared by chartered architect Jane Leach on
behalf of the applicants for the proposed house extension to 38 Wyverne Road, Manchester,
M21 0ZN application reference: 138647/FH/2023.

1.2 This Statement of Case is against the refusal of Manchester City Council (MCC) in their
position as Local Planning Authority (the LPA) to grant householder planning permission.

1.3 The Appellant submitted the planning application which was validated by the LPA on the 27"
November 2023, with a target decision date of 22 January 2024. The Decision Notice (DN) was
issued by the LPA on the 29" December 2023. The determination period by LPA covered just
four weeks.

1.4 The Reason for refusal by the LPA focused on two matters expressed in full in the planning
officers report and DN (Appendix 1). The DN outlined the following reasons for refusal:

1. The two-storey side extension, in line with the main elevation, would sit 800mm from
the boundary which would create a terracing effect unsympathetic to the street scene
and create an unsatisfactory visual relationship between elements of n0.38 and No.36.
This is counter to DM1, SP1 and EN1 of the core strategy, saved policy DC1 of the
extant UDP and Section 12 of the NPPF.

2.The two-storey side extension gable wall close to the lower hipped roofline of No.36
would create an overbearing effect from No.38 to No.36. This would have a negative
impact to the visual relationship of the buildings and street scene, and the residential
amenity of No. 36 and is contrary to DM1 of the Core Strategy and saved UDP policy
DC1.

1.5 It is presented to the Inspector that it is only the design of the two-storey extension that is in
question and for debate. Conversely, therefore it is common ground between the Appellant and
the LPA that the remainder of the proposed development is acceptable.

1.6 This Statement of Case will review the reasons for refusal, set out additional material
considerations that were not taken into account, and set out the appellant’s case for why this
appeal should be allowed.

1.7 Prior to the issue of the DN, the Appellant sought to engage with the LPA as to whether
changes could be made to the proposed development that could resolve the LPA's concerns,
and to clarify material considerations which had not been recognised. Appendix 2 includes
correspondence between the LPA and the Appellant that relate to design. Since the LPA
decided to issue the DN within 4 weeks of submission, as opposed to the 8-week target
timescale for determination, there was limited time to prepare and present sketches that justified
design amendments or suggestions from the appellant. This Statement of Case will explain
further the reasons why the LPAs suggestions could not be accommodated whilst at the same
time, retaining a usable space and high-quality extension.

1.8 The Appellant has acted and responded reasonably, during the very limited determination



period allowed by the LPA. Since the LPA rushed determination and restricted time available for
presentation and negotiation of an acceptable alternative design solution, it is considered that a

resubmission to the LPA would not result in an alternative decision, therefore the Appellant must
resort to the submission of this appeal.

1.9 Given the limited grounds for refusal, evidence can sufficiently be dealt with through a
Written Representation Planning Appeal.

The Existing Property

1.10 The existing property is a 1930’s three-bedroom semi-detached house with front and rear
garden. The characteristics of this neighbourhood, considered by some to be iconic in
Manchester, is of semi-detached houses of simple form with an alternating pattern of hipped
roof with gable, and render with brick frontage. The appellants have lived in this property for 10
years during which time their family has grown to include 2 children and 2 adults. The main
drivers for this extension are to create adequate work from home space, since following
Covid-19both adults now work from home some or all of the time, as well as study space for
both children as they grow and progress their education. They require the property to meet their
long term family needs, so they are able to remain occupants rather than outgrow their home,
as well as to improve its energy efficiency and enable a low carbon lifestyle.

The Appeal Proposals

1.11 The appeal proposals seek to meet the Appellants needs by adding dedicated home
workspace along with additional space for flexible home working to meet employment needs,
enlarged bedroom to include study space to meet children's education needs, cloakroom,
downstairs toilet and utility room to meet long-term accessibility as well as energy efficiency and
low carbon lifestyle needs.

Supporting Documents

1.12 The appeal is supported by various appendices that are relevant to the Appellants case.

1.13 The drawings and documents that were submitted as part of the planning application are
submitted with the appeal (Appendix 3).



2. The Appellant’'s Case

Overview

2.1 The application is promoted in line with the ethos of the Development Plan Policies, in line
with the aspirations of the National Planning Policy Framework (NPPF), based on additional
material considerations.

2.2 The proposal directly responds to not only the Appellant’s aspirations and needs for their
home but also the radically changed living and working environments that society must embrace
since Covid-19. This is a critical material consideration that is wholly relevant to the case.

2.3 The proposal responds through careful design, and diligently crafted detail to the extension
of the property. It is complementary to the street scene, befitting of the local area and wholly
supported by third parties, also invested in the area.

2.4 The proposals wholly constitute sustainable development in the context of the three
dimensions of economic, social and environmental as advocated by the NPPF (para 8).

Reasons for Refusal

2.5 There are two reasons for refusal’ that centre on two core points, these headline points are
summarised below.

e Terracing effect counter to CS policies DM1, SP1 and EN1, UDP Policy DC1 and NPPF
section 12; and

e Overbearing effect on no. 36 and negative relationship with the street scene contrary to
CS DM1 AND UDP policy DCA1.

2.6 The LPA set out reasons for refusal that reference specific development policies and the
NPPF. However it is presented that the proposed design supports both the overriding aims and
objectives that form the basis of policy and indeed the ‘direction of travel’ that is contained both
in national and the referenced local policy, as well as supporting the detail of these policies.
These aims, objectives and policies will be reviewed in relation to this refusal and the proposal.

Terracing Effect, unsympathetic to the street scene
2.7 Policy DC1 (Appendix 4) is clear that the minimum distance of 1.52m between a side wall
and common boundary should be taken as a guide and not a firm rule. Weight is given to two

features:

e The ability of the gap between semi-detached houses to be shared equally. This is
possible in the proposal.

e Ensuring that very narrow gaps are prevented. The 800mm gap between the side wall
and boundary fence allowed here is sufficient for the movement of bins and bicycles

' The reasons for refusal are set out in paragraph 1.4 and provided in full in Appendix 1



between the rear and front of the garden, therefore cannot be considered ‘very narrow’.

2.8 The LPA has previously approved extensions with a considerably narrower gap, or no gap
between properties with a 1% floor set-back (Appendix 5) demonstrating flexibility in previous
assessments. While in this case a proposal that does not create a terrace, adheres to the
criteria given highest weighting in Policy DC1, and will not look like a terrace from any
perspective, has been judged by the LPA to create a terracing effect.

2.9 It is important to note that space is experienced through movement. A set-back at first floor
level may reduce the visual impact of a terrace when viewed from some oblique perspectives,
however the view changes as the street is traversed. An articulated terrace is still a terrace, and
is an unsympathetic change from the original state of a semi-detached property (Appendix 5).

2.10 This proposal prevents a terracing effect by maintaining a clearly distinguishable gap
between the side wall and the common boundary. Thus providing a physical distinction between
these properties and ensuring that from no perspective will there be a perceived terrace. The
textured brick pattern to the frontage of the proposed extension not only enhances the local
vernacular?, it also creates a “Bookend Effect” which aids differentiation between this property
and No.36 and acts as a visual full stop.

2.11 This proposal allows for the neighbouring property to be extended in the future with no risk
of terracing, since not only is an adequate gap maintained but the council also retains control to
manage any impact of potential extensions of No. 36.

2.12 The character and context of this neighbourhood is embedded in the design in line with the
requirements of the relevant Policies®. The production of an attractive design sensitive to its
context was a requirement of the client's design brief, and the intention of the design team. The
distinct character of this area was identified, as described in the Design and Access Statement,
and the design solutions created are not only sensitive to the character of the area, they are
designed to both enhance and protect it. This proposal is in keeping with and contributes to a
unified urban form, blending in with the character of the area and reinforcing community identity.
In contrast, the LPA failed to assess or identify the character of the area, a description of which
is entirely lacking in local policy documents, and failed to consider this proposed design in its
context as is required by the NPPF Section 12 (Appendix 6).

2.13 The design of this proposal is inspired by, and relates to, the character and design of the
original housing. In so doing it enhances, retains and contributes to the positive identity and
sense of place of the neighbourhood. The scale, position and external appearance of this
extension respects the setting and its relationship to the original building and those adjacent. It
enhances the streetscene and does not alter or detract from the roofline or skyline, but
maintains a consistent building height. It recognises the common building line and creates
continuity with the frontage, creating a smooth transition between old and new. The subtle
change in texture to the extension frontage, using similar bricks to the original, creates visual
emphasis that enhances the streetscene.

2 The proposed brickwork detailing is inspired by a local landmark - the Gaumont Building, and is designed to match
the coursing of existing “Corner Stone” brick detailing.

3 The proposal has been developed with due regard to siting, layout, scale, form, massing, materials and detail, and
its impact in terms of design, scale and appearance in order to protect and enhance the character of the area (as
required by Policies DM1, SP1, EN1 and NPPF Section 12).



Overbearing Effect, visual relationship between the buildings and amenity

2.14 The current visual relationship with No.36 is of a gable ended roof adjacent to a hipped
roof, each building having an otherwise identical and simple form, following the characteristic
pattern of this neighbourhood. The proposed extension is relatively small, narrowing the gap
only a moderate amount. This does not constitute a dramatic change and will not tip the balance
into being an unsympathetic or overbearing relationship.

2.15 In general terms this proposal complies with the aspirations set out in DC1 as follows: it is
designed with regard to the character of the area and the property; it does not negatively impact
on the amenity of immediate neighbours; it enables the residents to alter their home to meet
changing household needs; it has little visual impact on the streetscene; it does not alter car
parking; it is not excessively large or bulky; it does not create any undue loss of sunlight, light or
privacy for neighbours; it is designed within the character of the area in form, materials and
details; it does not have a flat roof; it extends to the rear less than is allowed by permitted
development; the gap left to the side of the house would be capable of being shared with the
adjacent neighbour; and no terracing effect is created.

2.16 There is no proposed change between the existing relationship between the properties
from an overlooking perspective and the width of the side extension will have a minimal effect
on overshadowing, meaning no loss of enjoyment or amenity represented by this proposal.
Immediate neighbours wrote in response to the consultation that they are satisfied there will be
no negative impact in relation to loss of privacy, light or other nuisance that would negatively
affect amenity. At the time of the consultation No. 36 was vacant, however, since there are no
habitable rooms that let onto the side of this property, there is no possible nuisance or negative
effect on light or privacy (Appendix 7).

Material Considerations

2.17 The following material considerations are also relevant to this appeal. The LPA failed to
take these into account when determining the application.

Sustainable Construction

2.18 The LPA, as required by Policy DM1 and specifically para 163 of NPPF, has failed to
recognise the potential impact on greenhouse gas emissions®. A thermal imaging survey
conducted during design development identified that the north facing elevation was particularly
poorly performing; encasing it with new construction will positively address this (Appendix 8).

2.19 Although not practicable to retrofit this property to meet the full Passivhaus standard?®, the
fundamental principles have been applied to the proposed extension design.

2.20 The articulation necessitated by a 1.5m setback at first floor (as requested by the LPA)
adds complexity to the envelope through an increased number and complexity of junctions and
creates an unfavourable internal volume to external surface area ratio. This, particularly when

4 Policy DM1 and paragraph 163 of NPPF incorporates a requirement to “recognise that even small-scale projects
provide a valuable contribution to significantly cutting greenhouse gas emissions” and “give significant weight to the
need to support energy efficiency and low carbon heating improvements to existing buildings”

5 Passivhaus is considered to be the gold standard of sustainable construction since there is the smallest
performance gap between design and completed building.



applied to a north-facing wall, is counter to the principles of Passivhaus and limits the potential
to improve the thermal efficiency of the building. (Appendix 8)

Adequacy of Internal Accommodation

2.21 Allowing the extension of this property as proposed creates more choice locally in
adherence to the Core Strategy Clause 2.72°. Additionally it aligns with Policy H6” by increasing
housing choice. Updating this property from an interwartime standard to a family home meeting
contemporary needs, creates adaptability and flexibility for the future.

2.22 Higher income earners are now more likely to work from home?®. This increased demand for
home working is supported by the new Flexible Working Act 2023°. To ensure adequate housing
choice that meets these needs it is necessary for extensions to create more flexible space.
Whilst Policy H6 is predominantly about new housing provision , the principle still applies to the
adaptation and alteration of existing housing..

2.23 The LPA has failed to take into account that high quality and diverse housing, as required
by the overall Core Strategy'®, means the provision of housing that has adequate internal space,
provides choice and supports sustainable and stable communities through long term living. This
is clarified in the Guide to development in Manchester supplementary planning guidance,
specifically in clause 10 which supports improving internal space standards and puts forward
that small rooms are unfavourable since they reduce the overall value of housing stock, limit
long-term flexibility and conflict with policies on sustainability and accessibility.

2.24 The small front bedroom has an area of 5.5 square metres, this is significantly smaller than
the National Housing Standards minimum described standard (7.5 square metres) for a single
bedroom that is solely for the purpose of sleeping. This room is not only considered inadequate
as a single bedroom, it is also impossible to use flexibly for the additional purposes of study or
work™. Increasing the size of this room to accommodate not only sleeping but also study
necessitates extending to the side without a first floor set back (Appendix 9).

Community Consultation and Decision Making

2.25 There is significant support from neighbours and residents to the proposal, with letters of
support and petition in support sent to the LPA during the public consultation period. This

6 Core Strategy Clause 2.72 describes a key challenge to maintain the character and popularity of the
neighbourhoods in the Southern Manchester area, which identifies a limited housing choice.

7 Policy H6, specifically in relation to South Manchester, where this property is located, includes the requirement for
increasing housing choice in order to attract high income earners.

8 In the North-West: home working has more than doubled in recent years, from 12% in October to December 2019 to
26. 7% in January to March 2022. Date source: Office of Natlonal Statistics

k|nQ|ntheukreQ|onaIpatterns/2019t02022 Data accessed 12th Feb 2024

® The Flexible Working Act 2023 gives workers the right to request flexible working from day one of new employment,
and therefore increases the potential for people to work from home.

© The overall Core Strategy objective for housing is to focus on high quality housing, in high quality environments,
that address demographic needs.

" The number of families in England and Wales with adult children living with their parents rose 13.6% between the
2011 Census and Census 2021 to nearly 3.8 million. Source: Office of National Statistics

https://www.ons.gov.uk/peoplepopulationandcommunity/populationandmigration/populationestimates/articles/moread
ultslivingwiththeirparents/2023-05-10 Date accessed 12th Feb 2024



https://www.ons.gov.uk/peoplepopulationandcommunity/populationandmigration/populationestimates/articles/moreadultslivingwiththeirparents/2023-05-10
https://www.ons.gov.uk/peoplepopulationandcommunity/populationandmigration/populationestimates/articles/moreadultslivingwiththeirparents/2023-05-10
https://www.ons.gov.uk/employmentandlabourmarket/peopleinwork/employmentandemployeetypes/articles/homeworkingintheukregionalpatterns/2019to2022
https://www.ons.gov.uk/employmentandlabourmarket/peopleinwork/employmentandemployeetypes/articles/homeworkingintheukregionalpatterns/2019to2022

evidences the acceptability of the proposed development by those neighbours. Material to the
consideration of this appeal is the recently enacted Levelling Up and Regenerations Act (LURA)
2023 part 3 planning, chapter 4 Grant and Implementations 106 street votes' (Appendix 11).
Whilst not in place yet (Appendix 12) it is presented that this legislative line of direction by the
Government is a significant material consideration and a valid ‘fall-back’ position. Given the
wealth of support for the proposal it is presented that the LPA's holistic disregard of local support
for the proposal is a serious misgiving in the determination procedure by the LPA.

2.26 The LPA claims to have adhered to the NPPF with regard to its requirement to approach
decisions in a positive and creative way, however as is evidenced by the correspondence
(Appendix 2) and swift determination of the application, communication was undertaken with a
closed mindset. Correspondence opened with the demand that designs be changed or they
would be refused, leaving very little room for negotiation.

2.27 In contrast, the design was developed closely in consultation with neighbours,
incorporating their views and concerns and adapting designs accordingly. This was reflected in
the significant level of support received by the LPA during the consultation period, and local
engagement was specifically acknowledged in the letters of support received by the LPA during
the public consultation period..

2.28 The LPA decided to refuse the proposal prior to completion of the community consultation
process, which is indicative of the disregard of the local community and their views about what
makes high quality, beautiful, sustainable design.

Planning History

2.29 The Officers Report erroneously stated there was no planning history for the property.
Planning permission was granted in 2017 however was not built due to the failure of this design
to deliver adequate internal accommodation or a more energy efficient home whilst also having
a larger environmental and cost impact through construction. Additionally, this design would
have created an overshadowing effect on the neighbours to each side, particularly No. 36 to the
north of the property.

12 This identifies the weight Government is now giving through statute to the importance of other residents' opinion on
a street to decide whether they are agreeable to a proposed development or not. This dictates in Statue the
forthcoming ability for local residents to formulate a qualifying Street Vote Development Order. In turn the
Government has also now published a consultation on the delivery of the mechanism, bringing this street votes
concept to reality in the not too distant future.



3. Conclusion

3.1 The appeal is promoted in line with the aspirations of the Development Plan, there is
significant weight in favour of the appeal and there are no material adverse impacts which
significantly and demonstrably outweigh the benefits of granting planning permission.
Suggested draft planning conditions are presented in Appendix 13.

3.2 The appellant considers the LPA’'s decision-making approach is deficient when considering
the planning balance and, its merits; and that the LPA completely overlooked several significant
material considerations, including architectural merits, of the proposed design compared with
the LPA’'s approach to a set back request, the planning history at the site and the overwhelming
support from local residents.

3.3 Without the right house types in a local area that meet the needs of residents and respond
to changes, further pressure will be placed on house prices, people will be forced to move away
from the area and new investment and growth could be stifled.

3.4 Having identified the appeal proposals are in accordance with the aspirations of the

Development Plan, the NPPF, and relevant material considerations, the appellant requests the
appeal is allowed.
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Appendix 1: Manchester City Council Decision Notice Ref:
13864/FH/2023

MANCHESTER
I CITY COUNCIL

Town & Country Planning Act 1990 (as amended)

Refusal of Planning Permission

Applicant Agent (if used)
Mr & Ms Thome - Bownman Ms Jane Leach
38 Wyveme Road iarchitect Limited
Manchester 18 Vaughan Road
M21 0ZN Chortton-cum-Hardy
Manchester
M21 0YL

Part 1 — Particulars of the application/development

Proposal: Erection of a two storey side extension and single storey rear extension to
provide addifional living accommodation.

Location: 38 Wyveme Road, Manchester, M21 0ZN
Date of application: 27 November 2023
Application number: 138647/FH2023

Part 2 — Particulars of decision

Manchester City Council gives notice that the development referred to in Part 1 has
been Refused in accordance with the application and plans submitted for the reason(s)
listed below.

Article 35 Declaration

Officers have worked with the applicant in a positive and proactive way to find solutions
for planning problems. Issues arose while reviewing the application. Officers talked with
the applicant and others involved to find a solution they could all agreed on, however, a
solution was unable to be found.

Reason(s) for decision

1) The two storey side extension, in line with the main elevation, would sit 800m from
the boundary which would create a terracing effect unsympathetic to the street scene
and create an unsatisfactory visual relationship between elements of Mo. 38 and No. 36.
This is counter to DM 1, SP 1 and EN 1 of the Core Sirategy, saved policy DCA1 of the
Extant UDP and Section 12 of the NPPF.

2) The two storey side extension gable wall close to the lower hipped roofline of No. 36
would create an overbearing effect from No.38 to No.36. This would have a negative
impact to the visual relationship of the buildings and street scene, and the residential

13864 7/FHM2023 Page 1of 3
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amenity of No. 36 and is contrary to DM1 of the Core Strategy and saved UDP policy

DCA.

Date: 29 December 2023

Signed: ﬂ;@ e

Julie Roscoe
Director of Planning, Building Control & Licensing

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

138647/FH2023

Page 2 of 3
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Appendix 2: Relevant Correspondence between the Appellant
and the LPA

Below are emails exchanged between the architect Jane Leach and the local planning advisor
Joshua Lee.

Relevant to the reading of these emails are the following dates:

Application: 27th November 2023

Consultation end date: 22nd December 2023

On Fri, Dec 1, 2023 at 10:33 AM Joshua Lee <Joshua.Lee@manchester.gov.uk> wrote:
Hello,

Hope you are well,

| am the planning officer assigned to the above case.

I am completing my initial review of the proposal and I'm concerned on the effect of terracing caused by the
two-storey side being in line with the front elevation.

| understand there is a gap to the shared boundary however | don’t think the distance is enough to negate the effect
of terracing.

| would advise to look to the property opposite (No.41) which have an appropriate set back to their side extension
with a gap to the boundary.

Can you review with your client and get back to me.
Thanks

Josh

Joshua Lee (he/him)

Assistant Planning Officer

Area Team

From: Jane Leach <jane.leach@i-architect.co.uk>

Sent: Friday, December 1, 2023 11:44 AM

To: Joshua Lee <Joshua.Lee@manchester.gov.uk>

Subject: Re: 138647/FH/2023 - 38 Wyverne Road - Concern on terracing effect

Hi Josh,
Thanks for your email.

| appreciate your concern. | have addressed this in a lot of detail in the Design and Access statement. Please could
you review that and let me know if you still have concerns?

13



Thank you,

Jane

From: Joshua Lee <Joshua.Lee@manchester.gov.uk>

Date: Fri, Dec 1, 2023 at 11:48 AM

Subject: RE: 138647/FH/2023 - 38 Wyverne Road - Concern on terracing effect
To: Jane Leach <jane.leach@i-architect.co.uk>

Hello,

| have assessed all the documents, and my concerns stand.

The gap to the shared boundary is not large enough to alleviate the terracing concerns and a step back at first floor
level of 2m is required.

Thanks

Josh

Joshua Lee (he/him)
Assistant Planning Officer

Area Team

From: Jane Leach <jane.leach@i-architect.co.uk>

Sent: Monday, December 4, 2023 1:18 PM

To: Joshua Lee <Joshua.Lee@manchester.gov.uk>

Subject: Re: 138647/FH/2023 - 38 Wyverne Road - Concern on terracing effect

Hi Joshua,

Thank you, sadly it isn't clear what the position is because the legislation is not clear. It is only clear that it is open to
interpretation. A "terracing effect" is a judgement call rather than a scientifically assessed fact given that there is no
definition of what it means.

We can explore a compromise position, but we need to know what that could potentially look like. Attached are some
example photos of a local extension of a similar size that is set back by about a brick. This must have been
acceptable from a planning perspective - would this be an acceptable fall back position?

Best regards,

Jane

On Mon, Dec 4, 2023 at 1:31 PM Joshua Lee <Joshua.Lee@manchester.gov.uk> wrote:

Hello,

14



The set back at first floor needs to be 2m if the ground floor is level.

If there is a set back on the whole elevation it needs to be a 1m minimum.
Thanks

Josh

Joshua Lee (he/him)

Assistant Planning Officer

Area Team

From: Jane Leach <jane.leach@i-architect.co.uk>

Sent: Tuesday, December 5, 2023 2:44 PM

To: Joshua Lee <Joshua.Lee@manchester.gov.uk>

Subject: Re: 138647/FH/2023 - 38 Wyverne Road - Concern on terracing effect

Hi Joshua,

This example extension close by is about 1800mm wide, and it leaves a much narrower gap than is proposed at 38
Wyverne. This is flush at ground floor stepping back by only two bricks - about 440mm at first floor. This has clearly
been given approval and is far wider than our proposal, while clearly not being considered to be creating a terracing
effect.

Given that the proposal for 38 Wyverne Road is half a meter narrower and leaves a larger gap, it clearly will have
even less of a chance to create a terracing effect than this built example. Having a design that doesn't step back from
the building line is much more sympathetic to the original form and character of the streetscene and original buildings.

Are you familiar with this example which is wider and has a less than half a meter step back at first floor? Does this
go any way towards convincing you that our proposal will not create a terracing effect?

Best regards,
Jane

On Tue, Dec 5, 2023 at 2:58 PM Joshua Lee <Joshua.Lee@manchester.gov.uk> wrote:

Hello,

At the current boundary distance a setback of 1.5m would be the minimum.
If you would like to provide updated plans for me to review, | can do so.

If not, we can proceed to refusal, and you can appeal.

Thanks

Josh

Joshua Lee (he/him)

15



Assistant Planning Officer
Area Team

From: Jane Leach <jane.leach@i-architect.co.uk>

Sent: Friday, December 8, 2023 10:11 AM

To: Joshua Lee <Joshua.Lee@manchester.gov.uk>

Subject: Re: 138647/FH/2023 - 38 Wyverne Road - Concern on terracing effect

Hi Joshua,

This is a quick email just to clarify the current position. I'd be grateful if you could confirm if this understanding is
correct or not.

At the moment what we understand you are saying is that only the following would be permitted:
a. 1m full height step back from the front elevation
b. 1.5m step back from the front elevation at first floor with ground floor flush

At the same time the example | sent previously of the approved side extension at 47 Chatburn Road is considered to
be acceptable and not to constitute a terracing effect. This example is a practically identical house and relationship
with its neighbours in the same area - just three streets away, with a wider side extension than we are proposing of
1800mm, which is flush at ground floor and set back by only 2 bricks = 440mm at first floor level. This was given
approval since the current guidelines came into effect and was not considered to cause a terracing effect.

While this proposal for 38 Wyverne Road, which is 500mm narrower than the approved side extension at 47
Chatburn Road, so will constitute even less of a terracing effect even without any set back from the front elevation, is
currently considered to be unacceptable.

Do we understand your position correctly?

Best regards,

Jane

On Fri, Dec 8, 2023 at 10:25 AM Joshua Lee <Joshua.Lee@manchester.gov.uk> wrote:
Hello,

Your understanding is correct.

Please let me know how you wish to continue,

Thanks

Josh

16



Joshua Lee (he/him)
Assistant Planning Officer

Area Team

Joshua,
After consultation with my clients we have decided that the proposal submitted is the preferred design.

My clients are willing to make a reasonable compromise to the energy efficiency and quality of design of their home
in order to get planning approval, so we are open to negotiation to some extent. Reasonable alternatives would need
to pose no increased risks to health, minimal effects on diminished energy efficiency, and an ability to create useable
spaces in their home.

The current demand for a 1.5m set back at first floor, or a 1m set back full height, is far from acceptable since it
would make:

1. the internal space unusable for its purpose

2. add to the erosion of the neighbourhood character that other local house extensions are creating

3. make no difference to the prevention of a terracing effect than the existing proposal would have, as evidenced by
other local approved extensions to practically identical houses that have a much smaller step back and a greater
width

4. significantly reduce the designed energy efficiency of the property as a whole - leading to:

* risks of condensation, mould growth, poor health and wellbeing

* a higher carbon footprint than necessary to maintain a comfortable indoor temperature

If you are adamant that the previously confirmed options are the only ones available at this point, then please
proceed to public consultation with the current proposals as submitted.

Best regards,

Jane

From: Joshua Lee <Joshua.Lee@manchester.gov.uk>

Date: Fri, Dec 8, 2023 at 11:35 AM

Subject: RE: 138647/FH/2023 - 38 Wyverne Road - Concern on terracing effect
To: Jane Leach <jane.leach@i-architect.co.uk>

Hello,

Thanks for the confirmation — we shall proceed to refusal.

Thanks

Josh
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Joshua Lee (he/him)
Assistant Planning Officer

Area Team
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Appendix 3: Documents subject to the appeal

Description of Development:

Erection of a two-storey side extension and single storey rear extension to provide additional
living accommodation.

Documents:

Application Form

Design and Access Statement/ Image document
Location Plan/ Edge Red

Existing Floor Plans

Existing Elevations

Proposed Floor Plans

Proposed Elevations

A3.1 Application Form
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PP-12535354

s MANCHESTER

CITY COLINGCI

Flamning

alephane: 1£4 (U167 234 £51€
Pl pnIng i Tiancrastar.gen g
PO Box £33F Tovn Hall
Manchester M30 204

Householder Application for Planning Permission for works or extension to a dwelling

Town and Country Planning Act 1990 (as amended)

Publicatien of applications on planning authority webslies

Please note that the Information provided on this appilcation form and In supporting documents may be publshed on the Authorty's websie. If you
require any further clarfication, please contact the Autharity's planning department.

Site Location

Disclalmar: We can only make recommendations based on the answers given In the questions.

I you cannod provide a postcode, the description of sRe location must be compleded. Please provide the most accurate sie gescription you can, o
help locate the shte - for example "feld to the Morth of the Post Office”.

Mumber | a8 |

Property Mame

Address Ling 1

| Whyveme Road |

Address Line 2

Address Ling 3

| Manchesier |

Townicity

| Manchesier |

Postcode

| M21 DZN |

Description of site location must be completed if postcode is not known:

Easting [x) Northing ()
| 362664 | | 393777 |
Description

Planning Portal Reference: PP-12599954




Applicant Details

Mame/Company

Title

|Mr&h'ls

First nams

Sumame

| Thome - Bowman

Company Mame

Address

Address ine 1

38 Wyveme Road

Address line 2

Address line 3

TawniCity

| Manchesier

County

| Manchesier

Country

Posicode

| M21 0ZN

Are you an agent acting on behalf of the applicant?

E'I'Es
Crhn

Contact Details

Primary number

Planning Portal Reference: PP-12599954




Secondary numoer

Fax number

Emall address

Agent Details
MName/Company

Tile

| Ms

First nams

| Jane

Sumame

| Leach

Company Mame

larchitact Limitted

Address

Address line 1

| 18 Vaughan Road

Address line 2

| Choriton-cum-Hardy

Address ine 3

TawniCity

| Manchesier

County

Counfry

| United Kingdiom

Postoode

| M21 0YL

Planning Portal Reference: PP-12599954
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Contact Details

Primary number

| """ REDACTED =™

Secondary number

Fax number

Emall address

| """ REDACTED =™

Description of Proposed Works

Please describe the proposed works

Demaoiition of exising single sborey rear extension. Mew two-sbtorey side exiension and single siorey rear extension.

Has the work already bean stared without consent?

Oves
o

Materials

Does the proposed development require any matenals to be used extemally?

Bves
Ohho

Planning Portal Reference: PP-12599954
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Please provide 3 desoription of existing and proposed matenals and finishes to be used externaily (Incuding type, colour and name for each
material)

Type:

Wals

Exlsting materialz and finishes:
red bick and white render

Propoesad materials and finkahas:
red brick

Type:
Roof

Exlating materials and Ainkehes:
temmacoita pantlles

Propoaed materials and finkahes:
temacoita panilies

Type:
Windiows

Exleting materials and finkehes:
white UPVC

Propxaad materials and finlehas:
White UPVC

Are you supglying addiional information on submitted pians, drawings or @ design and access statement?

Bves
Chnio

If Yes, please siale references for the plans, drawings andior deslgn and access stalement

01 Existing Sie Plan, 02 Proposed Site Plan, 06.1 Existing Ground Floor Plan, 06.2 Existing First Floor Plan, 06.3 Proposed Ground Floor
Plan, 064 Proposed First Floor Plan, 06.5 Existing Elevations, 06.6 Proposed Elevations, D66 Proposed Section, Design And Access
Statement Photographic Appendty, Design and Access Statement

Trees and Hedges

Are there any trees or hedges on the propery or on adjoining properties which are wihin falling distance of the proposed development?
Chves

BN

Wil any trees or hedges need to be remaved o pruned In order to carmy cut your proposal?

Oves
2 100

Pedestrian and Vehicle Access, Roads and Rights of Way
Is @ new or aliered vehicle access proposed o or from the public highway?

Dves
& Ho

Planning Portal Reference: PP-12599954
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Is @ new or afiered pedesiian access proposed o or from the publc highway?

Chves

& Ho

Do the proposals require any diversions, extinguishment andior creation of public fights of way™

Oves
B o

Parking
Wil the proposed works affect existing car parking amangements?

Oves
A ND

Site Visit

Can the site be seen from a public road, public footpath, bridieway or other public land?

hvas

Crho

If the planning authority needs to make an appointment io carry out a she visikt, whom should they contact?

O The agent
& The applicant
(O Other person

Pre-application Advice
Has assistance or prior advice been sought from the local authorty about this applcation?

Orves
o

Authority Employee/Member

With respect to the Authority, la the applicant andior agent one of the following:
{a) a member of &taft

{b) an elacied member

{c] related fo 2 member of stam

{d) re ated to an slected memiber

It Is an Impartant principle of decision-making that the process I open and transparent

For the pumpaoses of this question, “related to” maans related, by birth of othenwise, closely enough that a far-minded and Informed observer, having
considered the facis, would conclude that there was blas on the pant of the decislon-maker In the Local Planning Authority.

Do any of the above statements apply?

Oves
o

Ownership Certificates and Aaricultural Land Declaration

Planning Portal Reference: PP-12599954
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Cerfificates under Article 14 - Town and Country Planning (Development Management Procedure)
(England) Order 2015 (as amended)

Pleasa answer the fallowing questions io determine which Cerfficate of Ownership you nesd to complete: A, B, o D.

Is the appllcant the sole owner of all the land to which this application relates; and has the applicant been the soke owner Tor more than 21 days?

Bves
O

Is any of the 1and to which he application ralates part of an Agriculural Halding?

Orves
@ o

Certificate Of Ownership - Certificate A

| cartifyiThe applicant cartifies that on the day 21 days before the date of this application nobody except myssifi the applicant was the
owner: of any part of the land or bullding to which the application relates, and that none of the land to which the application retates Is, or
Ia part of, an agricuttural holding**

* "oWner” I a perscn with a freehold Interest or leazshold Interest with at least 7 years left to run.
“ "agricultural holding™ has the meaning given by referance to the definitien of “agricultural tenant” In section 65(8) of the Act.
NOTE: You should sign Certificate B, C or D, as appropriate, If you ane the sole owner of the land or bullding to which the appiication

ralates but the land s, or |z part of, an agricultural hoelding.

Person Role

{3 The Appilicant
&) The Agent

Title

[

FIrst Name

| Jane

Sumame

| Leach

Declaration Date

| 13M11/2023

M Declaration made

Declaration

Wi hereby apply for Householder planning permission 3s described In the questions answered, detalls provided, and the accompanying
plansidrawings and addiicnal Information.
We confirm that, to the bast of my/our knowledge, any facts stated are frue and accurats and any opinlons given are the genuine oplnions of
the person(s) ghving them.
WWe also accepd that, In accordance with the Planning Portal’s femms and conditions:

- Once submitted, this Information will be made avallable io the Local Planning Authorty and, once valldated by them, be published as part of
a pubdic reglster and on the authority’s wedshe;

- our system will automatically generate and s2nd you emalls In regard o the submisskon of this application.

B3I/ We agree to the outiined deciaration

Planning Portal Reference: PP-12599954
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sined

| Jane Leach

Date

| 202311124

Planning Portal Reference: PP-12599954




A3.2 Design and Access Statement/ Image document

carchitect

Design and Access Statement
38 Wyverne Road, M21 0ZN

A simple sensitive design that subtly enhances and reinforces the original character.

Page 1/13 38 Wyverne Road, M21 02N 23/11/23 lar=riast Bz 447 100 TE3 0T 4 8
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Executive Summary

The proposed works to 38 Wyverne Road have been considered in view of urban design,
accessibility and safe places best practice. Particular consideration has been taken with regards to
energy performance, by applying fundamental PassivHaus princples.

The seven characteristics that successful places share, as described in By Design: Urban Design In
The Planning System — Towards Better Practice (Thomas Telford Lt. 2000), and that reflect design

quality can be seen in the proposals put forward for consideration:

The massing of the extension is domestic in scale and sympathetic to the character of the existing
building and it"s context. The identity of this property will be enhanced and updated by this
extension, which takes inspiration from the existing domestic architecture and continues the same
miaterials, form and scale into this modest extension.

The two-storey side and single storey rear extension uses materials to match the original, creating
a sympathetic, subordinate and discrete addition to the original house, maintaining the easy
legibility of the site and existing dwelling.

There are no proposed changes to the existing boundary treatments, walls, fences, or gates, nor to
the extent of hard landscaping. The hard landscaping is porous or drains to a soakaway within the
site. The separation between public and private is very distinct and this will not change with this
proposal. The continuity and enclosure that exists with a street frontage of low garden wall, and a
combination of planting and hard landscaping for parking will remain.

There will be no negative impact on the quality public realm with this proposal. There is no risk
that this proposal will create a terracing effect, even if the neighbouring property was also
extended to the side in future. The overall form of this property will not change significantly,
remaining a similar scale, with the same form and materials. The only visible difference will be that
overall the building will be slightly wider, which will have minimal impact on the street. Location of
doors and windows has been carefullly considered to maintain privacy for both this property and
it's immediate adjacent neighbours. There will be no change to access onto the site for pedestrians
or vehicles and the ease of movement currently enjoyed will not be altered. Stepping back the
side extension from the side boundary by 700-B00mm, maintains direct access to the rear garden
from the front for bicycles, bins, and garden equipment, as well as ensuring that there is no
terracing effect.

The nature of semi-detached houses is that they are adaptable. This proposal will not prevent
future adaptability and represents a change to the internal layout that better reflects modern
lifestyles. This proposal provides greater diversity and choice in the area for quality housing types.
Rather than the mythical 2.4 children family, this property will cater for the typical 2 child family,
each having an equivalent sized bedroom, as well as for increasingly common working from home
with a small dedicated home office, reflecting real contemporary needs and demands of families.

Successful places need to be accessible for everyone and the B key elements that create inclusive
design, as described in The principles of indusive design (they include you) CABE, have been

Page 3/13 33 Wyverne Road, M21 02N 23/11/23
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considered and resolved in this design.

The completed building will be more inclusive providing the owners with a solution which more
conveniently suits their needs. This will provide a welcoming and convenient home providing the
occupiers with greater flexibility in the way they live here. The spaces created will enhance a sense
of welcome, well-being and accommodate a modern family and lifestyle. The designs have been
developed in response to the homeowners spedfic requirements, reflecting what they need and
want. Realistic adaptations and alternatives have been explored and identified that can make this
home more adaptable in the future to respond to changing needs. The layouts are easy to
understand for occupiers and their visitors.

There are seven attributes of safe places and this proposal takes account of these to provide a safe
and secure property. It has well defined spaces and entrances for easy access and movement, all
overlooked for passive surveillance without diminishing neighbours privacy. This project will
maintain the high sense of ownership dear with the existing boundary and landscape treatments.
The existing boundaries that provide physical protection will remain and can easily be managed
and maintained in the future, if security needs change. There is no proposed change to the
activity on this site, which is a private residential property within a residential neighbourhood. The
structure of the design does not need to allow for conflicting uses as this is a single family
occupied home.

The works will improve the energy efficiency of this building and enable the owner-occupiers to
live more sustainably. In particular the simple form and junction detziling that this proposal
enables will maximise the potential for this extension to be built to higher energy efficdiency
standards, reducing cold bridging, maximising air-tightness, and enabling a high standard of
insulation to upgrade the worst performing aspects of this existing building. This in turn will
benefit the borough in its pursuance of sustainable and low-carbon development.

Page 4/13 33 Wyverne Road, M21 02N 23/11/23
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Context

3B Wyverne Road is a two-storey semi-detached dwelling in Chorfton-cum-Hardy. This is a quiet
residential neighbourhood. Built in the 1930°s these houses are mainly red facing brick with a
dentilled style brick course and decorative edge to the rendered first floor with a corner-stone-like
detail. Alternate houses have an area of render to the first floor front elevation and a hipped or
gable ended roof Pitched roofs were originally slate but have largely been replaced with modern
concrete rooftiles, originally the bay windows to the front had a flat roof but these have mostly
had a pitched roof added continuing over the front doors to create a sheltered entrance which
initially were mostly finished with a clay rosemary tile but now commonly match the main roof
fimish. Front gardens originally had low brick walls, shrubs and or a hedge, varied planting beds, an
open driveway for off-street parking, and large rear gardens.

The extension proposed is relatively modest in size and scale compared to other house extensions
in this neighbourhood. It deliberately does not follow the house extension guidelines, which are
intended to prevent a terracing effect. This is because the relatively larger step back from the
boundary ensures that there is no risk of a terracing effect with this proposal. This is a relatively
modest extension and will not have any negative impact on immediate neighbours and even less
on other nearby houses and their occupiers. The proposed rear extension is similarly small in size
compared to other local existing rear extensions.

Economic impact is similarly modest and will maintain the value of this property in line with the
changes made to other local properties, and in line with typical needs of modern families and their
lifestyles.

Planning Policy

This proposal is of a modest domestic scale and sympathetic to the original property, maintaining
its modest domestic scale, form, detailing and character. The proposal has been designed
sensitively to the context of the site and neighbourhood and respects the special qualities of the
area. Care has been taken to create a set of sensitive proposals which are harmonious to the
original property and it's character, through form and materniality of the new-build extensions and
mimor alterations, which largely replicate the original.

There will be no change or negative impact on the amenity of the neighbouring occupiers. The
proposed design has been carefully considered with respect to reduction of overshadowing and
protection of privacy, as well as maintaining existing access and on-site car-parking provision.

There is niothing in these proposals that is contrary to standard national planning policy
requirements or detracts from the streetscene or neighbourhood. There will be no negative impact
on the overall appearance of the proposal in the street-scene. In particular this proposal will not
cregte a terracing effect.

The current local guidelines for residential extensions suggest a stepped back first floor design, or a

gap of 1.52m between the side wall and common boundary, for side extensions with the intention
of avoiding a terracing effect. However, this is not a firm rule and in this case there are significant
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reasons why this proposal should not be limited by this guideline and instead should be considered
on its merits and in relation to other planning requirements as described below.

The proposed design ensures a clear gap of 800mm at the front of the property between the side
wall and the boundary. Since the boundary and the side wall of this house are not exactly
perpendicular this width does reduce gradually towards the rear of the property to roughly
F00mm, which is adequate to access the rear garden with standard garden eguipment, bicycles
and domestic rubbish bins. This dear width will ensure a dear gap between it and the adjacent
house, even if the adjacent house was also extended to the side within current guidelines. Should
the neighbouring property be extended in the future to also leave an B00Omm gap between the
side wall and the boundary, or even with a full width extension with a set back at first floor level,
then there would still be a clear visual separation and no terracing effect between this property
and the adjacent neighbour. In addition this neighbourhood is characterised by an alternating
gable ended and hipped roof layout, which means that the roof form will further create a
distinction between the two propertes with a visible separation. So long as any future extension to
the adjacent neighbouring property is carried out within current planning guidelines there will be
no risk of a terracing effect should this proposed design be approved.

It is an important aim of the National Planning Policy Framework that housing development should
take account of current and future demographic trends, market expectations and the needs of a
wide range of people. It is also desirable that people are able to adapt their houses in appropriate
ways to meet changing household needs. This proposal is based on a rigorously considered and in-
depth briefing to explore current and future needs for this family with two children based on their
personal and working lives. The trend for professionals to work from home has become the norm
and it is the case that both adults in this family currently work from home, at least part of the time,
and expect this to continue with a likely increase to full time for them both. Therefore it is essential
not only to create two equivalently sized bedrooms for each child to ensure adequate space for
them into young adulthood when they will require bedroom space to study at home, but also to
add sufficient workspace for each adult to ensure their family needs are met. This is not unigue to
this family but is in line with market trends which is likely become even more prevalent as an
outcome of future flexible working legislation due to come into effect in 2024. The additional
space provided by this two storey side extension ensures that both the small front bedroom is
enlarged to make it equivalent in size to the 2™ bedroom so providing adequate space in each for a
bed, wardrobe and desk study space, as well as to create an essential dedicated home office space,
with further workspace able to be accommodated downstairs. It is not possible to achieve this
necessary home office and bedroom study space should a set back to the first floor at the front of
the side extension be required. The old standard of a 3-bed house for a family of 2.4 children is
inadequate for modern families with additional work from home along with academic study
requirements, so the extension of this property will ensure that this home provides quality
accommaodation in line with both current and future trends as well as for this specific families
needs.

There is an imperative need for carbon emissions reduction in line with protection from climate
change to be considered in relation to future development, which is also reflected in planning
legislation in relation to sustainable design requiremenits. PassivHaus is considered to be the gold
standard for energy efficient design since it has the smallest performance gap between designed
outcome and built in-use outcomes. Although this extension is not designed to be PassivHaus
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certified it does follow fundamental PassivHauws design principles to maximise the energy efficiency
performance of the external envelope. By simply extending the same form of the existing building
envelope to the side, maintaining the same simple form of the original gable roof, the potential for
complex junctions is minimised, which means that it is easier to ensure an effective continuous
insulated envelope with minimal cold bridging. If a step back at the front first floor level was
introduced, as suggested by local house extension guidelines, this would create several additional
complex junctions which would be vulnerable to cold bridging, as well as retain a portion of the
poorly performing existing north fadng external wall, so substantially reducing the energy
efficiency of this property. The space to the side of this property is north facing, which in the
northern hemisphere is the coldest onientation, so the proposed extension provides the
opportunity to create a well insulated north facing wall to effectively upgrade the thermal
performance of the property as a whole. Thermal imaging surveys have shown the existing north
facing side wall to be particularly poorly performing, and the owners also experience problems
with draughts, damp and mould growth along this wall. The proposed design resolves the current
problems with draughts, damp and mould to create a new thermal envelope to the north face of
the property with minimised window openings to bring in natural light to spaces only where
necessary to minimise the use of artificial lighting, which will significantly improve the energy
performance, reduce potentially negative health impacts and upgrade this property in a way that
would not be possible if it were to follow local house extension guidelines.

There is a need for higher quality design in our built ervironment and planning legislation supports
the approval of design which reflects this. The design of this extension is of much greater quality
than standard house extension designs in this neighbourhood. The carefully considered scale and
form of this extension does not create a generic standard design, but is sensitive to the original
period of the property while being contemporary and sustainable. The treatment of the materials
— brick with a decorative ribbed effect — is inspired by a local landmark building which was built at
a similar period to these houses. This textured brick effect to the front elevation reflects current
design sensibility to use brickwork in a more decorative way. This detail adds current design
interest to the character of this house in a way that is sensitive to both the context of its period
and it's original character. The simplified frontage of this extension creates a bookend effect to this
semi which further visually reinforces the edge or end of the semi — so visually strengthening and
giving clarity to the sense that this is definitely not a part of a terrace.

The proposed design represents no harm to the overall character of the surrounding area, and
ensures that the amenities of neighbours are protected, while creating high quality sustainable
accommaodation which meets current and future market needs.

Precedence

The current local house extension guidelines have been produced to prevent a temmacing effect
from occurring when detached or semi-detached homes are extended to the side. Unfortunately
these guidelines are not creating the desired results, as seen in appended photos. Therefore it is
necessary for these guidelines to be considered carefully in relation to proposals, and at times
ignored, as they are not a straightforward solution to the problem of preventing a terracing effect.

What can actually happen when the standard accepted design of a recessed first floor level to a
side extension up to the boundary edge is implemented is that an articulated terrace is created.
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Please refer to the Precedence Photos sheet as an appendix to this statement.

Precedent Image 1. It is clear in this photograph taken on Kings Road that neighbouring buildings
extending up to the boundary in accordance with current house extension guidelines do not
prevent a terracing effect and instead create an articulated terracing effect.

Precedent Image 2. The front view of the same extended neighbouring properties shows the
obvious terracing effect, the uncomfortable collision of roof forms and the damage to the
character and grain of the neighbourhood with side extensions that comply with guidelines.

Precedent Image 3. While the set back from the side boundary of this white rendered side
extension prevents the risk of a terracing effect, the nominal set back from the building frontage
adds nothing to the prevention of a termacing effect, but does complicate the roof form and
therefore disrupts the simplicity of the original overall form and character of the streetscene.

Not only is the unsympathetic setting back from the building line along with building up to the
boundary, damaging to the character and grain of the neighbourhood, it also creates the possibility
for deterioration of the properties with inherent difficulties to maintain junctions, particularly
where gable ended properties collide with hipped roof ones.

The only way to prevent a terracng effect is to restrict building up to the boundary line and ensure
that there is a gap between houses. This gap does not need to be very large in order to maintain
the visual detachment, but does need to be a minimum width that enables the gap to be
registered visually. Something in the order of 600-800mm enables this visual separation.

A gap also provides a minimal width that enables access for maintenance and to connect rear
gardens to the front, without having to go through the building. While if it is a requirement to
miake this width accessible for all then something approximate to 900-1200mm would be required
as @ minimum.

Setting back a side extension even nominally from the line of the building frontage introduces an
articulation and complicates roof forms, in ways which have no precedence in the original simple
forms of this neighbourhood. Simply continuing the building line creates a more harmonious and
sympathetic result, while ensuring a gap between the end wall of a side extension and the
separating boundary prevents a terracing effect as long as the gap is visually obvious.

Design details and materials can enhance this visual darity that there is an end to the building.

This neighbourhood contains many examples of properties with side extensions. Some completed
prior to the current house extension guidelines being implemented and others since. It is very
clear from a quick walk around of just a couple of the streets that the intention behind the
guidelines to create a high quality public realm that retains its character and prevents a terracing
effect has not been met here by side extensions which rigidly follow the guidelines.

The character derived by the very simple form of these art deco buildings is radically altered by the

articulated side extensions with their first floors set back from the building frontage and
subsequent complex roofs. The simplicity of the alternating pattern of hipped then gable roof
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forms is confused by the first floor set backs which enforce an articulated roof form. While from a
perspective view along the street the set back at first floor can help to minimise the visual effect of
the terracing, this is only effective from a more distant perspective. While as soon as you see these
properties at a doser viewpoint or face on, the articulated terracing effect is clear and the
character of the neighbourhood significantly altered.

As a result of implementing complex articulations against the character of the original properties in
this neighbourhood, the current house extension guidelines when applied rigidly have caused
harm to the character of this neighbourhood. Simply following the guidelines prevents more subtle
and sensitively designed alterations from being carried out.

A more sensitive approach that works with the character and simple forms and patterns of these
properties will be more effective than simply following the current house extension guidelines.
This is what is proposed here with this design for a side extension to 38 Wyverne Road.

The impact of this proposed design on the form and character of the street scene can be seen in
the 3D views produced and shown on the appended photos sheets. The front elevation shown on
the cover of this report show that there will be a clear visible gap between this proposed side
extension and the neighbouring property. The existing, proposed and potential 3D street views
which have also been created show further than not only does this proposal have minimal effect
on the character and form of the original building, but that even if the neighbours where to extend
in a similar form as the guidelines suggest, that there would still be no risk of a terracing effect.

This proposed design maintains the character of the original property, with a reinforcement of the
simplicity of the buildings overall form, along with sensitive brick details which enhance the
original subtle art deco brick details referencing andent Greek design. The texture and materiality
of the proposed side extension also creates a “bookend” effect which further shows that there is a
definite end to this building and not a continuation as a terrace. The set back from the boundary,
leaving B00mm clear at the front, ensures that visually and practically there will be mo risk of a
terracing effect, even if the neighbours were to extend their property according to the curment
house extension guidelines.

Consultation

The owners have had conversations with neighbours to discuss the proposals prior to planning
submission, and any concerns have been taken into account where expressed. Several of the
neighbours have been particularly supportive of the design proposal to not step back at first floor
level to the front, and see this as more in keeping with the character of the original house designs.

No pre-application advice has been sought since this is a relatively low-scale and low-impact

proposal. All standard requirements to take into account design guality, and amenity of neighbours
have been considered and incorporated into the designs.
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Existing

Use
This is a 3-bed family home.

Amount

This is a plot of land that provides a reasonable amenity provision, with a rear garden which
extends back a reasonable distance. There is also a front garden and sufficient width to
comfortably access the rear garden to the side. The site is approximately

288 square meters and the existing house occupies a footprint of 55.2 square meters. The
accommaodation is over 2 storeys.

Layout

This is a semi-detached property with a driveway to the front, sufficient for one parked car. The
kitchen overlooks the rear garden and to the side. There are existing windows to the kitchens and
landing on the side elevations, and a side door to access the kitchen directly. The main entrance is
to one side of the front elevation.

Scale

The main part of the existing house has an eaves height of around 5.1m, which varies due to
ground sloping, with height to ridge of 7.8m. The width of the main part of the existing house is
5.9m and the depth front to back Bm, with an existing rear single storey extension extended back
by 2.2m.

Landscaping

This is a pleasant suburban area with varied planting in front gardens which contribute to the
quality and character of the place. As to the neighbouring houses the front garden has a low front
garden wall, a driveway, lawn and planting area.

Appearance
This two-storey dwelling is built with red facing brick and an area of render. Brick details include a
dentille-like course and a corner stone like edge to the render. It has a terracotta pantile finished

gable roof. Windows have brick header lintols. Existing windows are mainly white UPVC casements.
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Ewvaluation
The owners would like to improve the property for their young growing family so that it better
supports their needs both as a family and as professionals working from home.

To the rear of the house they would like to create a large family room that can open up flexibly to
include the kitchen. To achieve this they would like to extend back and create internal structural
openings to maximise the space available. They would like to improve the connection between the
inside to the garden to make access to the rear easier.

The existing kitchen is inadequate as it is far too small to safely prepare meals as a family and has
an inconvenient connection with the dining space. Views of the garden and access to the rear are
also limited. The intention is to create a better visual and physical connection with the garden,
which will promote wellbeing for the occupants and make this home more attractive and enjoyable
o live in.

There is no existing utility room. So this proposal creates a small dedicated utility room within the
side extension, along with an easily accessed downstairs toilet, and cloak space. The larger hallway
that this provides makes entering and leaving the house much easier for a family with children. The
addition of a porch to the front further improves the energy efficiency of the property and
provides for better post delivery and shelter on entering.

To the first floor the owners would like to provide each child with a similar size and quality of
bedroom so they have sufficient space for play, dothes and toy storage, as well as space for self
study as their academic development requires. They also require a dedicated home office space to
make working from home more convenient and provide a healthier manageable work-life balance.
The existing third bedroom is very small and doesn't provide sufficient space for both wardrobe
storage and study desk space for a child and there is no space dedicated for home office use.

A sensitivity to views, light, privacy, private enjoyment of their property, along with the size and
form of the existing external spaces and the owners needs in using these is the guiding parameter
in this proposal. Key to the design has been to update the property with a more energy efficient
and modern design, while being sensitive to the domestic scale and character of the existing. As an
example the windows to the north facdng side elevation have been minimised and only introduced
where necessary to introduce natural light for functioning spaces, while glazing will be largely
obscured for privacy both for the inhabitants and for their neighbours.
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Proposal

Use
The use of the building will remain as a single family home.

The client brief

The dients needed their home to reflect their family lifestyle and careers better. Managing the
needs and duties of both adults working from home some or all of the time along with childcare
responsibility is a struggle without adequate home office space. Ensuring a balance between
working life and personal home life is one key driver for this proposal. For their growing family the
children need more similarly sized bedrooms. While for home working an extra space asa
dedicated home office is essential. This family is also dedicated to making an effort to prevent
climate change and are seeking ways to improve the energy efficiency of their home while also
removing health concerns of condensation and mould growth, so they are keen for passivhaus
principles to be adopted in relation to the form and external surface area to internal volume ratio.

Amount

The additional footprint created by the proposed two-storey extension to the rear and side
extension will be approximately 18 square meters to the ground floor. The additional space to the
first floor within the proposed two-storey extension and will provide approximately an additional
10.5 square meters to the first floor.

Layout

The rear single-storey extension replaces the existing single storey extension to the rear and
extends a little further to each side across to the full width. The two-storey side extension
increases the overall width of the property, but only marginally. The access routes will remain
unchanged with access retained to the side of the house, and an additional patio door to the
garden improving the connection between the house and garden.

Scale

The new two-storey side extension is a relatively small increase to the width of the house by 1.3m
and doesn't affect the access to the rear garden from the sides. The new single storey rear
extension goes back by 1.8m into the garden across the width of the existing house and the
proposed side extension. This is a reduction from the current rear extension depth of 2.2m. The
eaves level maintains the existing height. The ridge to the new two-storey extension gabled roof is
the same as the existing ridge. The scale of the additions are very modest and replicate the scale of
the existing house. The strategy has been to maximise the benefical internal space while
minimising the impact on the overall scale of the property.

Landscaping
The garden spaces will continue to be maintained in a similar way to suit a busy family with an
interest in gardening.

Appearance
The design rationale behind the extensions is to create a home that is unified in overall character,

with the new elements sympathetic to the original character of the building. Key intentions are to
use a very simple palette of materials, to maximise sunlight and daylight to both internal and
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external spaces, to maximise views of the garden and to create a convenient and comfortable
access between the house and the garden. The forms are very simple and take their cues from the
original domestic forms, of pitched roofs and unarticulated masonry walls. The materials will be
selected to match as closely as possible to the original for the bricks, roofing tiles and windows.

Please refer to the plans and elevations submitted with this application.

Access

There are no changes to vehicular or pedestrian access onto the site. The access to the rear garden
from the house will be retained, albeit a narrower access route sufficient for the inhabitants nesds.

Safety and security

The area is relatively safe and secure. There are no changes proposed to the boundary treatments
which are the main barriers to imtruders. There will be a side gate to restrict unwanted access to
the rear of the property from the front.

Flood Risk

This property sits in a no flood risk area. This indicates that there is a no likelihood of flooding.

Energy Performance

This proposal will meet the existing building regulations standards to enwironmenital performance
as a minimum. Replacing the existing poorly performing single storey rear extension and the north
facing external wall will significantly improve the overall energy performance of this property.
Additional windows to the side elevations will bring more natural light into the property at the
centre and reduce the need for artificial electric lighting, while being limited to only spaces where
this natural light is a necessary addition in order to maximise the energy performance of this
elevation.
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Design and Access Statement (farchitect
Photographic appendix | 38 Wyverne Road

A simple sensitive design that subtly enhances and reinforces the original character,

Precedence Images

Photographs of side extensions in the neighbourhood

Image 1: Shows how extensions built to current guidelines create an articulated terrace effect
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Image 2: Shows how extensions built to current guidelines create an articulated terrace effect, and
harm the character of the neighbourhood with additional potential future problems for maintenance.

Image 3: Shows how a set back from the boundary is sufficient to prevent a terracing effect while a
step back from the building line harms the character of the overall building form.
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Proposal Images

3D views to illustrate existing, proposed and potential streetscenes

Existing

This view shows the existing street view of
38 Wyverne Road with immediate
neighbours.

This view shows the street view as it will be
with the proposed side extension completed.
This elearly shows that this proposal will have
little impact on the streetscene.
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Potential

This view shows the street view as it could be
with the proposed side extension to 38
Whyverne Road and an additional possible
side extension built to current guidelines to
the neighbours property (shown in red). This
shows that the proposed extension to 38
Whyverne represents no risk of a terracing
effect, even if the neighbours were to build a
maximum side extension within current
guidelines.
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A3.4 Existing Floor Plans
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A3.5 Existing Elevations
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A3.6 Proposed Floor Plans
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A3.7 Proposed Elevations
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Appendix 4: Excerpts from relevant policy documents
Policy SP1

The Key spatial principles that guide the strategic development of Manchester that are relevant
to this proposal are:

“the emphasis is on the creation of neighbourhoods of choice, providing high quality and
diverse housing around district centres which meet local needs, all in a distinct
environment.

All development should have regard to the character, issues and strategy for each
regeneration area.”

Policy H1 Overall Housing Provision

9.27 It is important to increase housing choice by adding to the stock of larger housing units

Policy T1 Sustainable Transport
e Improve choice by developing alternatives to the car
e Promote regeneration and economic vitality by relieving traffic congestion and improving
access to jobs and services, particularly for those most in need and for those without a
car.

Policy EN1
The seven design principles:

Character: a place with its own identity

Continuity and enclosure: a place where public and private places are clearly
distinguished

Quality of the public realm: a place with attractive, and successful outdoor areas
Ease of movement: a place that is easy to get to and move through

Legibility: a place that has a clear image and is easy to understand

Adaptability: a place that can change easily

Diversity: a place with variety and choice

Policy EN4 Environment

The Council will seek to reduce fuel poverty and decouple growth in the economy, growth
in CO2 emissions, and rising fossil fuel prices, through the following actions:
e All development must follow the principle of the Energy Hierarchy, being designed:
e to reduce the need for energy through design features that provide passive heating,
natural lighting and cooling
e to reduce the need for energy through energy efficient features such as improved
insulation and glazing
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e to meet residual energy requirements through the use of low or zero carbon energy
generating technologies

Policy EN8 Adaptation to Climate Change

This policy is explicit about the approach to be taken to passive design: “Including regard to
passive design”

Policy EN 16 Air Quality

This policy supports the reduction of car use which results from increased working from home:
“Minimise and mitigate the local impact of emissions from traffic”.

Policy DM1

All development should have regard to the following specific issues:

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.

e Accessibility: buildings and neighbourhoods fully accessible to disabled people, access

to new development by sustainable transport modes.

Community safety and crime prevention.

Design for health.

Adequacy of internal accommodation and external amenity space.

Refuse storage and collection.

Vehicular access and car parking.

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.

Existing or proposed hazardous installations.

Subject to scheme viability, developers will be required to demonstrate that new
development incorporates sustainable construction techniques

DC1 of Extant UDP

This guidance relates to residential extensions and in particular for two-storey side extensions it
states:

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:
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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.

Guide to Development in Manchester Supplementary Planning Document and Planning
Guidance, Adopted April 2007

There are several relevant clauses in this guide:

Clause 2.44 promoting diversity and choice states that “It is an aim for Manchester to widen the
range of property types within local areas”

Clause 4.5 relating to energy efficiency states a requirement to “reduce energy demand at the
earliest stages of design. Following design principles that include minimising reliance on
energy-using equipment for heating, lighting and natural ventilation.” and using “Passive design
principles”.

9.2 encourage active lifestyles - walking and cycling priority over cars

9.4 improve housing quality - maximising natural light, designing for longevity, enabling people
to stay in their homes longer.

9.5 improve access to work - shortening journeys to work by bringing employment near to
residential areas

10.1 Internal design principles and provision of space within housing - “reduced size of rooms is
unfavourable”.

10.4 satisfactory internal layout that makes best use of the space available - for example,

avoiding creation of unnecessary circulation space. Ensure that spaces are well lit and
ventilated naturally.
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Appendix 5: MCC examples of previous approvals

Application
reference

Address

Proposed works

Date approved

102037/FH/2013/S1

34 Wyverne Road

Two storey side
extension up to
boundary fence

13/10/2016

129586/FH/2021

235 Kings Road

Two storey side
extension with 1m
set-back at first floor
and 700mm gap to
boundary fence

05/05/2021

125949/FH/2020

237 Kings Road

Two storey side
extension up to
boundary fence

10/03/2020

121640/FH/2018

236 Kings Road

Two storey side
extension up to
boundary fence

17/12/2018

073987/FH/2004/51

254 Kings Road

Two storey side
extension up to
boundary fence

05/01/2005

073994/FH/2004/51

252 Kings Road

Two storey side
extension up to
boundary fence

05/01/2005

128810/FH/2020

222 Kings Road

2 storey side
extension with 1m set
back at ground floor
and 900mm gap to
boundary fence

03/02/2021

115253/FH/2017

47 Chatburn Road

Two storey side
extension with
440mm set back at
first floor

24/07/2017

132253/FH/2021

81 Egerton Road
South

Two storey side
extension with 1m
set-back at first floor
and 750mm gap to
boundary fence

14/01/2022

Where these extensions share a common boundary 235/237 Kings Road and 252/254 Kings

Road it becomes apparent that the gap between side walls forms a clearer distinction between
the properties than a set-back at first floor.
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252/254 Kings Road - Both properties have extended to the boundary with a set-back at first

floor. This has created the effect of an articulated terrace with no visual separation between
these properties.

252/254 Kings Road - One property has extended to the boundary. Both properties are set back
at first floor by approx 1.5m. Since there is such a narrow gap the separation is not clear and a
terracing effect has been created in spite of the first floor set back. Showing it is the gap not the
first floor set back that is essential to preventing a terracing effect, and that despite this lack of
gap no negative effect is created on amenity for each property.
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The following are examples in the local area where side-extensions have been built, with a step
back of less than was advised by LPA i.e. 1m at ground floor, or 1.5m at first floor, with no
terracing effect created.

222 Kings Road
Application number:128810/FH/2020 _

47 Chatburn Road
Application number: 115253/FH/2017

T I !
/ '

m
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Appendix 6: National Planning Policy Framework (NPPF)
December 2023
Para 131

The creation of high quality, beautiful and sustainable buildings and places is fundamental to
what the planning and development process should achieve. Good design is a key aspect of
sustainable development, creates better places in which to live and work and helps male
development acceptable to communities. Being clear about design expectations, and how
these will be tested, is essential for achieving this. So too is effective engagement between
applicants , communities, local Planning authorities and other interests throughout the process.

Para 135
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 for
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 the 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 an 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.

Para 137

Design should be considered throughout the evolution and assessment of individual proposals.
Early discussion between applicants, the local planning authority and local community about
design and style of emerging schemes is important for clarifying expectations and reconciling
local and commercial interests. Applicants should work closely with those affected by their
proposals to evolve designs that take account of the views of the community. Applications that
can demonstrate early, proactive and effective engagement with the community should be
looked on more favourably than those that cannot.
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Appendix 7: Neighbours floor plan showing room types letting
onto side

Floorplan of No. 36 Wyverne Road - taken from current sales listing:

Ground Floor

The appellant property is to the left hand side of this property.
Areas that let onto the appellants property are circulation, galley kitchen and ancillary storage
spaces.
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Appendix 8: Passivhaus principles Illlustration

Following passivhaus principles improves thermal efficiency even if a full passivhaus standard is
not achievable. Key factors to consider are orientation, building form and fenestration. The
fabric or envelope is designed to achieve a high thermal and airtight performance by:

maintaining continuity of insulation and airtightness;
minimising complexity, thermal bypass and thermal bridging;
optimising buildability and external envelope to internal volume ratio.

CT_V\:’J[. — |

Poorly performing
existing north facing
external wall

Effect of 1.5m set back

Exposed poor performing north facing
wall Added complexity in form and
junctions, leading to risks in continuity
of insulation and air-tightness. Not just
in plan but also in section with
junctions related to the roof of a single
storey at ground floor and the
consequent abutments between new
roof and existing wall and proposed
wall. Reduced internal volume to
external surface area ratio
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Minimal north

E facing fenestration

Effect of proposal

Enclosed poor performing north facing
wall Reduced complexity in form and
junctions, enabling better buildability
and continuity of insulation and
air-tightness. Optimised internal
volume to external surface area ratio.
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Appendix 9: Internal Spaces lllustration

Furniture Key

A - Bed

B - Wardrobe

C - bedside table

D - small desk + chair

E - standard desk + chair

sl ,
1]h S Existing Layout
r‘ | ‘ Single Room 5.5sqm

M
\ B A * Limited Space
* Some flexibility

* No room for desk

B This is significantly
smaller than the 7.5sqm
that is the technical

A housing standards
nationally described
space standard for a

_J._IL H
3‘ ':j | [ single bedroom.

| Proposed Extension
1 Single Room 9.10sgm (includes wardrobe)

rj t:P;:.;:: * Adequate Space

* Room for standard desk
* Space for double bed

* Some flexibility
....44-,.----‘.-.-----0-: * Bu”t in Wardrobe

: * Space for additional storage

- f Although this could accommodate a double
:] bed it is smaller than the 11.5sqm that is the
A nationally described space standard for a
L double bedroom.
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1
|
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b

4-0Bq 198 WG 4|

< yoeqjes wg

1
1.5m Set Back
Single Bedroom 7.2sqm 2T SEEERCK

—l

No additional space is created that is
possible to access, so this set back at
first floor prevents alterations to the
front bedroom.

* No added useable room, only storage
* Less space to move

* Limited room for very small desk

* No flexibility



Appendix 10: **DELETED***

CONTENTS OF APPENDIX 10 HAVE BEEN REMOVED.

THESE DOCUMENTS WERE SUBMITTED AS PART OF THE APPLICATION TO THE LPA
DURING THE PUBLIC CONSULTATION PERIOD.
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Appendix 11: Levelling-up and Regeneration Act 2018 (LURA) -

Excerpt

Ferwelling-sp s Rrprnarwbion Act X5 (i &5) 113
Farl 8- Flmxting
Ol 4 = Girmed vl Docplrmmiuiioe: of plaxwing prrmission.

B IF mtwotice i ghven b e iew ovte ttwder sicbsection (EH),
the fot notice referred to in that subsection censes o have
effact"™

105 Reswowal of comnpeetition for bailding preservadion ol
(1} The Listed Bulldings Act is amended as followa.
(@) I section 3 (temporery Beting in Enplend: boflding preservation motices),
aftar silwection (1) Mnsset—
(LAY Before serving a buikling prvsestyvation rotice under this section, e
(1B} Subssction {14A) doss not apply whars the Conmmisslon propases o
sares & biallding: proservation moticn nnder this section (s subsection
o

(@) neection 29 {oompenaation for los or demape omeed by service of bullding
pressrvation netos whers toflding not Hated}—
[ in the heading. after “darmage™ Insst “in Wale™
() cmit sobeection [1);
{&) in mmbsackon (1A}, amit “slso™

4y The amendments mads by mubsection 3) do nat apply in relstion o & baikdtng
force.

CHAFTER 4

GEANT AND IMPTEMENTATION OF PLANNING PERMESION

10& Sireet votes
(1) TCPA 1990 ia mrended in sceoedance with subsection {2),

(2) After section 510 [commmnity right to build orders) insert—
“Sinet pobr denelopraent orders

FINA Street wole develogmeent orders

(1} A process may be initiated by or on bahalf of & qualifying gronp for
fhe purpese of requiring the Secretary of State to make & strect woin
development oxder.

[} A st wotw developmemt ordar™ is an orday which pramis plarming
permisaen In relatinn G A parthcular street ares spacitied Bn the onder—
[0  For devekrment specifed in e order, o
(b} for development of moy descripbion or class specified in the

order.
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1L Leveilingvp and Regrmaradion Act 3528 {r. 55
Fari A — Pl

Plooxing
Chapter 4 — Grewl and tapbresciuion Jﬂnﬂgm

G100 Qualifying greups

1} A “qulifying proup®, in relation to 8 sireet vole development oxder,

fa n gromp of individnals —
(0 ecach of whom on fhe prepceibed date oot the oonditions in

subsection {2}, and

(b} comprised of ot lenst—
(y the preacribad momber, or

(i the presceifed proportion of persors of & preseribed

description

(2} The conditions sra thet the trdhvidoe] —
(0} i enttled ko wate in—
(Dt Authosity eloctia, whete any patt of e siteet s
1o which the sireet vole development order wonlkd relste
i within tha Cliy of London, or
(i e election of comnclllog of wny relewant orunedl {other

than the City of London) any part of whoee area is
within the sttt sma o which the street vole

development order veenld relats,
() has a qualifying address for that dection which i in the sireet
area that the sireet vobe development order would relete o,
amd

&) does not have an anonymes entey in the rgister of Iocal
goverzmment elechors.

@ A “redevent oumdl™ mesmn—
() w district couneil,
(% & Lovedon borough corunedl,
&) & metropoliten district comndl, or
{d) o cmniy cooncll in relation i amy azes In England for which
thers i no diateict cotnedl,
i For the purposes of this section—
) “snomymons entry™ {5 o be oomstmed i aoordence with
saction U of the Represantation of the Pacpla Ace 1933;
() “Autbwority clocBon™ bas the mesndng glven by sectien 203(1)
of the Representation of the People Act 1963;
() the Fmar Templa and e Middls Tample are to be tresiad an
forming part of the Clty of London;
Represerrintion of the People Act 1933,

F1QC Masning of “airesi area™

[y A et area™ mesns o ares in England —
(B) which & of B prescribed denription, and
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() o pert of which is withio an eechuded orea

) An “extuded nren” mesns—

(0} o Matioral Perk or the Broads:

(t) en wren comprising & world heriage property end ite buffer
woe o idetifed in socondance with the Opeational
Guklelren for the Implementation of the Workl Herlitnge
Corvvardion sa pablished frcn thme to timey

©  an area notified ws o sdiv of speciel schentific intorest undor
pection 28 of the Wikdlife mnd Commiryekle Act 1981;

{d) an arva dedpnaied an sn area of ootelarsding nahorel beanty
under section B2 of the Counirpekie and Rights of Wey Art
2000;

(€} = mrea identified a5 preen belt Ll loosl preen spme or
metropeifton open land in & devalopmant plan;

) » Burcposan sthe within the owandeg given by regulatbon 8 of
the Comservation of Habitals and Species Regulatioos 2007 5.1
XN 7£1012;

(g) mach cther aroa aa may be spocifiod or described in regoulations
mmuade bry the Secyebary of State,

(3} Inthis gection, “a work] herlinge property™ meone n property oppearing
on tha World Hartimgw Lint (publshad tn acowdencon with Articls 11
of the UNESCO Coreention Concepndng, the Protection of the Wodd
Cultnral snd Natoxml Heritage sdopted on 16 November 1972).

#1010 Procass for making sbrest vois development orders

(1} The Secraiary of Stats must make regulstiona PSVIK) regulationa™)
which rwke peovision abeut the prepareation and making of a street
vote development order.

(2 SV repnlstions must, in parifouler, maka providon—

(&) Jor the appodniownt by the Secrctary of Stabe of & perann to—

[} handle proposals made ander section S1QA(1) {“yireet

vote proposals™ or spectfied aspecin of those proposals,

(Y oarry out the Mmdependant soamfrafien of sach
proposals, atel

of Siate's bebulf,

{and foor the sbove purposes tha seme or different pemsoma mey
be appointed);

(b} an to the drametances in which a ereet vote
order may ba mads and in partkulsr numt make prevlson
requiring a referendom under section F1I0E i be held before
mn order may be made.

() SVDO regnlations may, in particular, incinda provision an to—
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i Durseticenes of & qualifying group in selation to a steeet vobe
popomal md how those forctiors sre @ be discharged
{rnchoding provision for & mambar of tha group or snother
preaceibed peraon i be responalble for dacharging fhem);
e form and content of B sireet vole proposal;
a sirset vota proposal;
the clcomsteress and the way in which & proposal may be
withdrawn;
the siwpa that rmet be takaen, arnd the conditions that mmsk ba
med, efore u proposal Brlls by be considerad by an appednbed
T
the cnomatencs in which sn appoinied pereon mey or mmst
decline in conslder ar rejact & proposal;
e wbepa thad ook b takoen, arwd the conditinne that miost e
met, before a propossl fulls to be independently examined;
the fonctions of the independent exemination in relstfon to the
proposml;
fhe clecuenstarces bt which an appsodnded pessety oy termiverte
hhﬂepauhﬂmﬁnnﬁmﬂrﬂnﬂrgpmﬂdmuhh
procadurs for dofreg sa);
fhe procedure W be followed at an examipation Encluding
provision reganding the procedure to be followed ot oy hearing
of fremiry or provision destgnating the hearirg or iquiry an
a aiatubory inguiry for the purposss of section 9 of tha Tribunals
arvd Inquiries Act 1992);
the power to mmmryms witnesees ot arry bepriry (inchading by
eppiying, with or withont modificetions, secHon ZRN) and ()
of the Loval Goernment Act T972);
the ewnrd of cosls in conrecticn with en exmnination;
the rteps © be taken fllowing the independent oamination
drcluding presiafon for preaceibed modifications to ba msds
e the dradt srest wobe developomant andi);
the payment by n locnl plaming mthordty of remamerstion
il sxpemnea relating i tha samation;
hfu:ﬂmnflnmlplurdqmﬁnﬂth,mnﬂmm&mﬂﬂm
in corrwection with streat vote crden {incinding
provision repulsting the arranpemenin of muthoritles for the
discharge of thoss fumctons);
casa where here wre twa o more oval plancdng aufhorities
my of whose area falls within the area of the street sren fhat
tha proposal relst o [nclnding provicion modifying fonctions
of the kaoal planning: suthoetihn nder the regulations tn such
e or provison applying. with or without medifications,
any provivon of Part & of the Lol Goverrmment: Ack 1972 in
muwl'lnﬂupmrhhnmldmtﬂﬂuwhnlpplﬂ;
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@
(x}

"
{8
{)
™

)

requitenwnis ahout the giving of totice and publicity;

the information ardd docnmernts that are to be oade svailable
ic tha pahlic:

cormuliation with and participation by the public or pregeribed
PETR

the making snd consklerstion of represemtaiions;

the detwrmbriation of the Hma by or st which anything rmst
b done in conneetion with steect vobe devekpment oedens;
the provision by my pemsm of prescribed information or
doonremin or deacriptions of nformation or
dmmhmmmmlmtmdnﬁnmm
the mmking of resormble charges for anything done in
cormecon with street wote development onders;

O whan m court may sniwiain procesdings for Questoning
prewceibed decisdons o act o aoy other prescribed metter.
FIQE Ecferendome

1} SVDO repulstform may make providon abont referenchrrs held n
connartion

with sirent woin developmant orders end may, in particular,

inwhude prorvision—

(=)

(b}
]

as to the cicnmuetenees in which i appointed pereon or the
Secreinry of Sinte Ty divect Televant connolls in Ty ont
peferendum tn polation by & street wote devslopment oeder
the functicos of sudh councils in relation fo the referenduny;
daling with sny czes where there are two or mare relevant
courclin amy of whoss sres falle within the area in which a
nferendum is o take place Gnclinding provisdon b oily ot
commcil kr carry oot fonctions in relation to the referendhmm in
mxh a eaxa);

prescribing a date by which the referendum must be held or
before which it camnct be held;

as @ the questim to be neked in the referendom and sy
explanairey muiaral tn ralation tn that qusstinn

s b voter digibilty for the referetwdiem;

s to e publicly to be given In ocomoeckon with the
miwrmndom;

s o the provisien of preactibed informetion to wiees n
cormection with the referendnm (incuding inferretion about
amyy infrastrochore levy or commmmity infreastroctore levy which
ia chargrabls In respect of development under & stresk voin
derelopareent oeder);

obout the lomintion of expenditnre in cormection with, the
meferanduom;

as i the conduct of the referordiim;
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o to wrbwiay, whvare sind howr wortitgg i the sefinencam is to ke
place;

an iz how tha vobsa cest are to ba camitnd;

bt cortifioation as to the namber of persons woling In the
refrendom end o to the rmmber of those pasons voting in
fowcmr of n street wrte devel opment: order;

abeart tha comivinaifon of polls ot tha rafserchym with pails
at another referendum cr at sy election;

(@) oo the oredwokl of voles that omet be met before o riveet
vots developmant oeder may be made

(@ For the purposss of making provision within subsection {1}, SVDO

reguladions ey aprply < fwotporate (with o witbwnt odificrtiene)
mrry provislon made by or mnder any enachment: relating to elechona

7z BEa ®

() But where the reguiations apply of incorporate (with or withowt
medifications) any provisin fhat aetes an offence, the regnlations
may not imposs & pensly prester than i provided for in respact of
that preeriaion.
ot conmmb the Electoral Cormmmiasion.

(5} Inthis section "snechrent™ means sn enectmant, whanerer pamad or
mada,

SVYDO repnlstions may —
(a) prowick foe scemptions (ncnding sxarptions which sra mibject
to presceibed conditicne);
(b} confer n fonclion, Indoding 4 fAumckom nvolving the exencine
of 2 dincrelion, on sy pemon.

F1Q0: Provision that moy e made by o street vobe development order

[} A sreet vole development onder may make provision m relation to—
(n) all land in the strest area specified in the order,
{t) any part of that lard, or
(& o adiein that ares specified in the aeder.

] AmmdﬂﬂmMEml}rmlyFuﬁehhm
of plmming parmission for sy devaloprrent that
() hmmuw&nw

| hmtmhdﬂddﬂuhpuﬂﬂ,lrﬂ
(& suiiafion arvy Further proscribed cordtHons
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) A sireet vote developenent ceder smy make differerd providon for
different prposes.

FIQH Maaning of “sxchaded developraent™

The follkywing dewel oprnent 1a ecluded development for the preposes
of section S1QG{ZNE) —

(v} development of & schednled mommment within the mesming:
givan by sacton 1{11) of fhe Ancnt Momnreeds snd
Ardueologica Arces Act 1979

(b} Schedule 1 devedopment v defined by regulation 2 of the Towmn
imd Coontry Flmming (Envirormants]l Fnpact Assesamant)
Regulatinna 2017 {S1. 2017 /571);

€ deveopment thaf coreists (whether whelly or pastly) of &
of tha Flanming Ast 2008);

() development of a listed bullding within the moaning given by

(&) developrent soristing of fhe winning and working of
minerals;

{f} wuch other development as may be specified or described in
regulstiors mads by thea Secretary of Siwin,

S101 Pertvisslvas pranted by stroet vobe dewelopisent ooders

1) Ihg::rﬁrq’ufhplmﬁqpmﬁmbylmmdwdm
(w) any prucﬂhnd amndiiors or mitetfons or conditons or
of 4 prescribed description, and
(b} wmuch other conditions or Erndiatons as may be specified in the
mdn[hntuumbueﬂum{il]md@]}.
(& The conditions thei may be specified inchede a condition thet nnless
B relevant chligation & etered into—
) the development snthorised by the planming perrmagion or ey
deseription of mach demaloprmeant must rot ba begun, or
(t)  anoibdng cneded inthee oot of e devdopownt wotbvrised
by the planning permisson may not be occopied or osed for
ENY PUTpOsa.
(3 A rclevant obligation for the purpeses of subsection (2) includes an
which immlves the payment of merey or alfects any estate
or interest in, or dghts over, lard.
(ty Butan order may only specify & condition fat s parson anter iio an
cbllgation under wction 106 if the cbligation—
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(n) i reowary to e the development specified i the oeder
mxepinble in planrting terms,

(b} fa divecily relsiad in tha developmant,

(& i fidy and resscnably relabed in acele snd kind o fhe
development, and

{d) mtiefes mch other requirements as may be apecified in
regulntiorn rmads by the Sarretary of Slats,

[ The Secretary of Stete may by regulations provide that —
® Yifiome or Hmitatins of & ihed description oy not
be tmposad trdar subsection [1}b),
(b condiirna or Bmiationn of 8 presceibad dearription mry enly
be imposed under subwection (b)) n cirooosares of 8
presaibed desoription, or
(& noconditicns or Hmbtaticns may ba tmposed under mubssction
{1KD) in clecunetarnces of & presceibved deacrption
(8 A omdition or limitatien prescrbed under subsection (1){a) may confer
a function on sny permon, inchiding a fonclion frvolving the exercies
of & dacrsiion,

@ I-

(o) ploming permisdon graoted by o sirest vote developmert
order for any developmeni: is withdrawn by tha revecation of
the onder under section 5107, and

() the revocation is mede after the development has begnn but
befors 1t has basn complated,

the devalopment may, dephis tha withdmwal of the parmbusion, be
completed.

(8 But m order umder sechon §10] revoling b atreet vote development
order may pravida thei mubasction (7] is not to apply in reladon o
development specified in the arder under that serthon,

(% In this section “rdevant chligaticn™ means—

) an chligaton ymder sachon 106 (plinning obl getiona), or

(b} a0 agreement inder asctfon ZFH of fhe Highwaya Act 1981
{agrecnente s to execation of widkal,

¥1QT Revooation or maodifiextion of sireet vole development orders
(1} The Seorelary of Siete may by order revaka or modify a strast vote
weder,
(2 Alccl plrming euthority may, with the consent of the Seoretary of

Sate, by order revoke a street voie development crder relsting o
strewt area arry part of which falla within the area of that suthority.

@ Ifa strent vote developirmnt afdes i tevikoed, the penion fevaking
order mmst siate the ressone for the revoction.
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W An appoitded petwets may ot ayy thoe by arder medify o street veobe
development onder for the purpose of orxecting erom.

A modifiration of a strest voim devslopmrent order s to ba dors by
replacing the arder with a new e conteining the modificstion.

)
() Eegulatioow may make provision in connection with the revomation or
[

modiAcatkn of a street voie developenent arder.

The regalstions may, in partteuler, tncfuds provisien w to—

[y tw ghving of notice and publicity in connection with «
revocation or modification:

(b} fhe miwmation and docomants ralsting o a revocation or
modification that are to be made svallable to the public

gy the mueking of reasonable darges for anything provided as a
resnlt of the repulations

{d) coromltation with snd participation by the public in relafion
e & fevocation of muodifloation;

(e} the making and considemniion of represenintiocns about B
mvocation or modificaion (indnding the tme by which
represeniations mmzt be mude),

S10K Finenelnl seirionce in relaton to sireel vobes
1} The Seceinry of Staie may do anything that the Secretary of State
conhisr approprisie—

(&) for the purpese of publiching or promoting the making of
sireet vote development orde end the benelits expected to
arisa from thetr making, or

(k) for the purposs of glving advirs or msisteres tn amyone in
nelution to fhe ol of stoeet vebe poopeodals of the dediyg of
enyihing elee for the purposes of. or in cormecton with, mch
proposale or sirest vote develapmant ordem.

(@ The things thet the Secretary of Hate may do under this mection
inchade, in perticlar—

n) the proviskm of fnsnclel awimce {or the making of
for Hs provision) o amy body or afher pamon,
arsl

(b} the making of agresmenis or other aoengements with oy
body or other parson [onder which paymenin may ba made in
the person),

@ In thi sectiom—
) the reference to piving advice or esdstarce Indodes providing
training or sducation;
by &y reference ko the peorkdon of Soencial asisbonos s b the
povison of Snencinl asistence by any means [inchxding the
making of § loan end the ghving of & pusranies or indemmity).
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FI0L Street voies: ecounevted taodiBeatione

The Secretary of Sinte may by repulatiors make provision modifying
tha spphication of Schadnls 7A (Madivemlty guin bn England) in relstion
1 planning pernistion granted by 4 strest vohe developnwnt peder.

F10M Erierpretation
In sectkmrs S1QA to S10L—
“an appaintad permon™ mesre & parson appoinisd in socordsnos
with sexction SLOD{2a);

“oaduded development® haa the mesming: riven by section §1OE:

“qualifying gronp™ has tha meaning ghwn by saction S10R;

"relooart canncll® hes the meaning gheen by section 510B3):

“sireet vote developrent order™ has the mesming siven by section
FIQA);

“strect wobe proposal™ has the meening given by sction
S1OD{XYe i)
“SVDO regnistiona™ has the maming sivan by sectian §1001)."
@  Scheduls ¥ contetre minore and conasgquential arendmonts in conmectien with
e secticn,

107 Street voter cormmmity infrastrochere levy
(1) The Plareing Act 2008 in srrended as follovwn,

@ Insection 211{10) {orwaint of vy)—
[6) utthe begineing twet “Except where subsection (11) applies,”, aod
(b} from =, 215" to the end sibatitote “to 213 and 214(1) and (2) apply in
relation i & revislon of & charging achaduis as they apply in relation
o a charging schwednle.”

(3) After section 211(10) inwert—

“(11} Whare the only previdon mmde by & charping schaduls cr » vislon
of & charging achedule is provision for the purpose of determining
the amount of CIL chargeable in respect of sireet vole development—

()} sectons 212 o 213 and Z14{1) and ) do not apply in relation
te tha charging schaduls or tha revisden of the cherging
schedule, and
requirsremin that yast ba et bafors the charging achednle
or revialon may take effoct.

(12 “Sweet vole development” memw development of lad for which

plring permisskm i granted by a sireet vole development order
made order secHon G100A of TCPA 7590~
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)

(5)

(&)

After mection ZLA11) (charging schedule aomimaticn) inset—

“{12) For exceptiorw o thie section see section 211(11)."

ﬁ saction Z124(7) (charging schadhils ssamviner’s meccsrmorendeHors)
“if) For exceptiome to this section wee section 211(11)."

After section 213(5) {charging achedule: spproval) insert—

{6} For exceptions in this secidon see secticn 211(11)."

After wection ZLA5) (cherging schedule: effect) bnmert—

“M For exceptioew tv mbuedions (1) aoxd 2] of this seclion see section
a1

After pection 214 {cherging schedyle: effect) naert—

“H4A Seceetary of Stabe power o reqmire review of eertain charging
schedules

(1) Thia saction spples wherw—

(0 o dwrging scdwedule rmlow provisicn for the parpos: of
determining the amount of OL chargesble in respect of sivest
vota developmant, amd

(k) secten 211{11) applied in relation to the charging adednls or
the revision of the charging schedule in connection with making
much provision

() The Sareiery of Siate ey direct & charging anthority b review the
charging schedule if fhe Secretary of Stabe cormidens that —

(@) the economic visbility of sireet vole development in the
charging mthority's area i significantly mpafred, or

(k) thers ia & subetantiel dsk that 4 will bacome sznifcant!y
orpaired

un 2 resmlt of the CTL which i or will be charpesble in respect of sireet
vole developmamt: in that arss.

(3 I w charging eucthordty is directed o reviewr it charging adwedule
under sabsection [2), it must—

n} coneider whether to revies the drarping schednl= nnder nection
A1), and

() iy the Secretary of Stake of e declion with reasons.

i) If the durging enthorily decides o revie the chmping echedule, it
ot do so within » eescmabls ima

(5 If a charging suthoelty han net camplied with a directinn given under
subsection {F) within a repsemble time ard to 8 standard which the
Secretary of Sinte conslders sdequute, the Seoretwry of Sae may
sppoint & peaeacn te do sa on belalf of tha charging suthorfty.

72



Appendix 12: Street Vote Development Order (Consultation)

Excerpts from closed consultation. Published 22nd December 2023

Introduction

1. The government has secured new powers through the Levelling Up and
Regeneration Act 2023 (the “Act”™) to introduce a new route to planning
permission called street vote development orders and intends to bring forward
secondary legislation to govern how they will operate.

2_ Street vote development orders are an innovative new tool that will give
residents the ability to propose development on their street and, subject to the
proposal meeting certain requirements, vote on whether that development
should be given planning permission.

3. Street vote development orders will provide residents with a new opportunity
to take a proactive role in the planning process and bring forward the

development they want to see on their streets. They will encourage residents to
consider the potential for new development on their streets and are intended to



deliver additional or more spacious homes in places where they are needed
most, while helping to reduce development pressure on sensitive areas.

Why do we need street vote development orders?

4. Making better use of land in existing settiements will enable us to deliver
more of the homes we need while at the same time making best use of existing
infrastructure and bringing social and environmental benefits such as reducing
development pressure on the green belt. The government wants to encourage
some development on land in existing settiements, where this has the support
of residents. Street vote development orders will support this ambition by giving
residents a new tool they can use to bring forward additional development in
their street.

5. Local residents can, understandably, be resistant to new development in their
area if they have little say over what gets built and it doesn't reflect their
preferences. The goal of street vote development orders is to encourage
residents to bring forward proposals for new development that they would
support, and which would make a contribution to their street. The system is
intended to allow residents to share in the economic and other benefits of
permitting appropriate kinds of new development.

6. This policy will provide the means for residents to work together and decide
what development is acceptable to them, and to shape that development so
that it fits with the character of their street. After a street vote development order
has been made, it will mean homeowners can develop their properties with
much greater confidence that their neighbours will be supportive of what they're
doing, providing the development complies with the terms of the order.

7. The value of property may increase as a result of a street vote development
order, so there is an incentive for homeowners to work with their neighbours to
prepare one. There may also be benefits for those that don't own their property,
including environmental improvements in their street and a greater choice of
accommodation in the area.

Our vision for street vote development orders
8. Our proposals are guided by three key principles:
» 10 create a predictable system where residents have a high degree of

certainty on what proposals are permitted to contain before they prepare a
proposal;
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« to make the system accessible and easy to use so local people can take up
the opportunity that street vote development orders provide; and

+ to create a robust system that enables residents to bring forward well
designed development on their street that has local support, in particular,

from those most directly affected by it.

What makes street vote development orders different
from other routes to planning permission?

9. Street vote development orders encourage local residents to come together
and set out a coherent vision for additional development on their street. We
anticipate that the policy will allow residents to propose and support
development and street improvements that would otherwise not have
happened, making better use of land in existing settlements.

10. Other routes to planning permission, such as household planning
applications, and permitted development rights will continue to be available in
areas where street vote development orders are being prepared or are in place.
Communities will also continue to be able to prepare neighbourhood plans or
neighbourhood development orders in their areas.

How will street vote development orders work in
practice?

11. A group of residents which meets certain requirements will be able to come
together with a proposal for permission to be granted for development on their
street, for example the addition of an extra storey to properties. The proposal
can be put forward by the group of residents directly or with the assistance of
an individual such as an architect.

12. The proposal will be examined by the Planning Inspectorate on behalf of the
Secretary of State to check that the proposed development is in scope and that
requirements prescribed in secondary legislation are met. These requirements
will help ensure that development meets high design standards and that local
impacts are taken into account.

13. If the proposal passes the examination, it is then put to a referendum.
Where the required threshold of votes is met, subject to any final checks, the
Planning Inspectorate will make the street vote development order on behalf of
the Secretary of State. Once the street vote development order is made,
granting planning permission, a person with control of the land can then decide
whether they want to take forward development.
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prescribed conditions and we are interested to hear views on what our
proposed conditions should cover.

Ensuring design quality

34. We propose that development proposed through a street vote development
order must comply with detailed design requirements. Our proposed design
requirements set out in the following table are informed by 6 design principles:

1. Supporting a gradual evolution in the character of neighbourhoods

2. Limiting impacts on neighbours

3. Preserving green space and increasing outdoor space (including balconies)
4. Celebrating heritage

5. Promoting active travel

6. Creating sociable neighbourhoods

35. We are interested in views on our proposed design principles and proposed
design requirements and to hear any altemative suggestions.

Requirements

Floor limits A double threshold would apply to fioor limits, where the limit
is picked as the lower of the storeys given by either the
density of the Middle Super Output Area (MSOA)eenote 1]
any property on the street falls within, or any MSOA within
200m of any point on the street in question.

- in areas with fewer than 20 inhabitants per hectare, it is
capped at 2 storeys

- in areas with between 20 and 60 inhabitants per hectare, it
is capped at 3 storeys

- in areas with between 60 and 120 inhabitants per hectare it
is capped at 4 storeys

- in areas with more than 120 inhabitants per hectare, it is
capped at 5 storeys

In addition to these totals, a further storey may be added
provided it is set back under a light plane (see “Limits on
development near neighbouring properties™) angled at 75
degrees from the horizontal, starting from the top of the
highest permitted floor at the front of the building. All building
over this light plane should be forbidden, excepting parapets,
balustrades, dormers, chimneys and purely ornamental
structures.
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Limits on
development
near
neighbouring
properties

Requirements

In addition to these totals, residents in areas where four or
five storeys are permitted may propose a second setback
storey. All parts of a proposed second setback storey must
also remain under a 32 5 degree light plane above the
horizontal from the top of the previous floor at the front, again
with the exception of parapets, balustrades, dormers, and
purely omamental structures.

In addition to these totals, residents may propose a
basement within the permitted footprint, lit by excavated
‘areas’ and/or a lowered ground level on the garden side of
the building, similar to standard practice in Georgian and
Victorian terraces. Light wells must be at least 1.5m in width.
MSOAs with fewer than 20 inhabitants per hectare should be
excluded from this provision, given the lack of precedent for
such forms in rural areas. Proposed basements must be
appropriately assessed as part of Flood Risk Assessment
and follow national policy on flood risk as set out in the
Mational Planning Policy Framework.

The local authority has the discretion to designate areas
where proposals for further floors are permitted, up to a limit
of seven floors plus the two setback storey described above.

All buildings must be under ‘light planes’ (the angle of which
is given below) starting from the property boundary of
neighbours living on other streets.

The rule should run that the building must not be capable of
being hit by a line from the boundary of a non-street vote
property as follows:

- If on a plan view the line runs from the boundary in a
direction to the north of due east or west, the line shall rise
from the boundary upwards at 45 degrees; and

- If on a plan view the line runs from the boundary in a
direction x degrees horizontally away from due south, where
X is less than or equal to 90, the line shall rise upward from
the boundary at an elevation of (35 plus (x/9)) degrees. The
reason for this distinction is that buildings to the south of a
given location affect the light that reaches it more than those
to the north.

New buildings may exceed the rule only to occupy volume
already occupied by existing buildings or approved in an
existing permission at the time of the street vote. That is, if
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Ceiling heights

Plot use limits

Requirements

there is already a building on a site that passes these light
planes, it can be replaced with a new building of up to the
same height and breadth.

One half of a semi-detached house must not be developed
unless the other half is also developed.

Between houses that are not attached to each other, each
owner shall not build above an angled light plane stretching
up at 70 degrees above the horizontal from the border with
an adjacent neighbour. The only exception to this is where
there is existing building over this light plane, in which case
there can be no new building beyond the space in which
building already exists or is approved through another
planning permission.

The maximum ceiling height should be 3.5 metres. The
ceiling height of the higher setback storeys should not
exceed 3 metres. The minimum ceiling height should be 2.5
metres. Ceilings may exceed these limits only if and to the
extent that the existing ceiling height prior to the street vote
does so. A street vote may thus grant a building with a pre-
vote first floor ceiling height of 4 metres with permission to
build a new building on the site with a first floor ceiling height
of up to 4 metres.

If a vote grants permission to add floors to existing buildings
(rather than permission to replace buildings), the ceiling
height of the added floors may not be greater than that of the
highest existing floor.

If there are ten or more pre-1918 buildings that are within
100 metres of the street then the number of floors should be
restricted to three storeys plus one set-back storey, except
when at least half of the buildings on that stretch of street
have more floors than this already, in which case it should be
restricted to the existing total. This will prevent obtrusive
development on infilled streets within historic areas.

Permission granted by the proposal for building in the

direction of another property not on the same street (down
the back garden, for example), if any, should be limited to a

maximum of 25% of the distance from the built footprint to
the boundary of properties on other streets.

Development must not lead to a net loss of green space
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Corner
properties

Other
regulations

Requirements

(including roof gardens) and any stretch of green space more
than 50 metres along a street between one building and the
next cannot be developed.

Comer properties can only receive permissions if both
streets on which they sit are subject to a sitreet vote
development order. This includes properties facing on to
‘chamfered comers’.

Comer properties on chamfered comers can only use the
more restrictive of the two permissions that they are subject
to with regards to floor heights and plot use.

Facades facing the street that passed a street vote
development order first must comply with the design code in
that order. Facades facing the second street may either (a)
comply with the code of the second street; or (b) comply with
special provisions in the order for the second street written
for comer properties, providing for a more natural segue
between the two streets. Comer houses may also of course
(c) seek permission for an alternative design through the
normal planning system.

To preserve an active facade for pedestrians, there may be
no more than 15 metres between any two front doors. These
must be real doors, though they may give access only to
ground-floor flats.

Windows in the side walls are not permitted unless the

windows are at least 2 mefres from the plot boundary
towards which they face.

Any additional dwellings resulting from development in the
street area must be car free (i.e. there should be no provision
for parking in the street area for these dwellings).

36. Furthermore, we propose that qualifying groups must have regard to the
National Model Design Code and National Design Guide, which we intend to
update, to support the preparation of street design codes.

Question 18 — Do you agree with our proposed design principles? If
not, please provide details.
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Appendix 13: Suggested Draft Planning Conditions

1.The development hereby permitted shall begin not later than three years from the date of this
decision.

2.The development hereby permitted shall be carried out in accordance with the following
approved

Plans:

01 Existing Site Plan

02 Proposed Site Plan

06.1 Existing Ground Floor Plan

06.2 Existing First Floor Plan

06.3 Proposed Ground Floor Plan

06.4 Proposed First Floor Plan

06.5 Existing Elevations

06.6 Proposed Elevations

06.8 Proposed Section

Design and Access Statement

Design and Access Statement Photographic Appendix

3.The materials to be used in the construction of the external surfaces of the development
hereby permitted shall match those used in the existing building and in line with the approved
elevations drawing: 06.6 Proposed Elevations.
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