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Planning
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Delegated officer report for planning application

Application no. 137766/FH/2023
Date registered valid: 4 August 2023
Proposal: Erection of a hip to gable roof extension with associated rear dormer

extensions and erection of a single storey extension to the rear
following demolition of existing conservatory

Address: 7 The Thorns, Manchester, M21 8GB
Ward(s): Chorlton Ward

Applicant: Mr and Mrs John Grainger

Agent (if any): Mr Roger White, Randle White Ltd
Case officer: Janet Lawless

Tel: 0161 234 4535
Email: janet.lawless@manchester.gov.uk

Recommendation: Approve
Date of recommendation: 26.09.2023



Application details

Type of application: Full Householder Application
Development type: Householder

Date of site visit: 30.08.2023

Standard consultations:
No consultations have been printed and sent.

Neighbour notifications
Printed: 21 August 2023  Expired: 11 September 2023

Site notice
Posted: 30 August 2023  Expired: 20 September 2023

Press advert
Published: 29 August 2023 Expired: 12 September 2023

Departure from Development Plan: No
Environmental Statement: Not required

Description of site/building

The property that is the subject of this householder application is number 7 The Thorns. Itis a 2
storey detached dwelling located within the Chorltonville Conservation Area. The ground floor is
constructed in brickwork, with the first floor having a render finish. There is detailing on the
property that is picked out in contrast brickwork. To the side and rear of the property is a later
addition single storey conservatory. The rear and dividing boundaries comprise of timber panel
fencing and established tree and shrub planting. The roof styles are hipped and gabled with a
steep cat slide roof over the entrance to the front of the house on the northern boundary. The
Arts and Craft detailing is primarily on the frontage for maximum impact, with the rear of the
properties following a more utilitarian approach.

Listed building:  Not applicable
Conservation area: Chorltonville Conservation Area 1992
Tree Preservation Order: Not applicable (blanket TPO Conservation Area)

Description of area

The area is predominantly residential in nature and houses border the proposal site on three
sides. The properties in the immediate local and around the wider estate are semi-detached and
detached, and have similar styles running through, punctuated by individual design details.

Description of development

The proposal is for the erection of a hip to gable roof extension on the boundary with number 6
The Thorns (southern elevation) together with rear dormer extensions and single storey
extension to the rear following the demolition of the existing conservatory. The single storey rear
extension will occupy the same footprint as the conservatory being demolished. Internally the
existing floor-space will be reconfigured to make better use of the accommodation. The rear
dormer extension will create additional living space in the form of an en-suite bedroom making 4



bedrooms in total. This allows more flexible space for the occupants of the single family
dwellinghouse.

There are also two conservation rooflights to be installed in the roof slope on the front of the
property however these do not require planning consent, and as such are not being considered
as part of this application.

Consultations & Notification Responses
Publicity- The application was advertised in the press and a site notice was displayed in the
vicinity of the site.

Local residents were informed no representations have been received.
Issues

The National Planning Policy Framework July 2021 (NPPF) - The National Planning Policy
Framework sets out the Government's planning policies for England and how these should be
applied. It provides a framework within which locally prepared plans for housing and other
development can be produced. Planning law requires that applications for planning permission
be determined in accordance with the development plan, i.e. the Core Strategy Development
Plan Document and accompanying policies, unless material considerations indicate otherwise.
The National Planning Policy Framework is a material consideration in planning decisions.
Paragraph 11 states that plans and decisions should apply a presumption in favour of
sustainable development, which for decision-taking means:

0 approving development proposals that accord with an up-to-date development plan without
delay; or

o where there are no relevant development plan policies, or the policies which are most
important for determining the application are out-of-date, granting permission unless:

i. the application of policies in this Framework that protect areas or assets of particular
importance provides a clear reason for refusing the development proposed; or

ii. any adverse impacts of doing so would significantly and demonstrably outweigh the benefits,
when assessed against the policies in this Framework taken as a whole.

In addition to the above, Section 16 (Conserving and enhancing the historic environment) is of
relevance:

Paragraph 197 in Section 16 states that in determining planning applications, local planning
authorities should take account of:

a) the desirability of sustaining and enhancing the significance of heritage assets and putting
them to viable uses consistent with their conservation;

b) the positive contribution that conservation of heritage assets can make to sustainable
communities including their economic vitality; and

c) the desirability of new development making a positive contribution to local character and
distinctiveness.

Paragraph 199 states that when considering the impact of a proposed development on the
significance of a designated heritage asset, great weight should be given to the asset's
conservation (and the more important the asset, the greater the weight should be). This is
irrespective of whether any potential harm amounts to substantial harm, total loss or less than
substantial harm to its significance.

Paragraph 200 states that any harm to, or loss of, the significance of a designated heritage
asset (from its alteration or destruction, or from development within its setting), should require
clear and convincing justification.

Paragraph 201 states that where a proposed development will lead to substantial harm to (or
total loss of significance of) a designated heritage asset, local planning authorities should refuse
consent, unless it can be demonstrated that the substantial harm or total loss is necessary to
achieve substantial public benefits that outweigh that harm or loss, or all of the following apply:
a) the nature of the heritage asset prevents all reasonable uses of the site; and



b) no viable use of the heritage asset itself can be found in the medium term through
appropriate marketing that will enable its conservation; and

c) conservation by grant-funding or some form of not for profit, charitable or public ownership is
demonstrably not possible; and

d) the harm or loss is outweighed by the benefit of bringing the site back into use.

Paragraph 202 states that where a development proposal will lead to less than substantial harm
to the significance of a designated heritage asset, this harm should be weighed against the
public benefits of the proposal including, where appropriate, securing its optimum viable use.
Paragraph 206 states that local planning authorities should look for opportunities for new
development within Conservation Areas and within the setting of heritage assets, to enhance or
better reveal their significance. Proposals that preserve those elements of the setting that make
a positive contribution to the asset (or which better reveal its significance) should be treated
favourably.

Paragraph 207 states that not all elements of a Conservation Area will necessarily contribute to
its significance. Loss of a building (or other element) which makes a positive contribution to the
significance of the Conservation Area should be treated either as substantial harm under
paragraph 200 or less than substantial harm under paragraph 201, as appropriate, taking into
account the relative significance of the element affected and its contribution to the significance
of the Conservation Area as a whole.

Paragraph 208 states that local planning authorities should assess whether the benefits of a
proposal for enabling development, which would otherwise conflict with planning policies but
which would secure the future conservation of a heritage asset, outweigh the disbenefits of
departing from those policies.

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

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

Policy SP1, Spatial Principles - Development in all parts of the City should make a positive
contribution to neighbourhoods of choice including creating well designed places that enhance
or create character and protect and enhance the built and natural environment.

Policy EN 3, Heritage - Throughout the City, the Council will encourage development that
complements and takes advantage of the distinct historic and heritage features of its districts
and neighbourhoods, including those of the City Centre.

New developments must be designed so as to support the Council in preserving or, where
possible, enhancing the historic environment, the character, setting and accessibility of areas
and buildings of acknowledged importance, including scheduled ancient monuments, listed
buildings, registered parks and gardens, conservation areas and archaeological remains.
Proposals which enable the re-use of heritage assets will be encouraged where they are
considered consistent with the significance of the heritage asset.

Policy DM1, Development Management - This policy states that all development should have
regard to a number of issues, in this instance the most relevant are considered as follows:-

o Appropriate siting, layout, scale, form, massing, materials and detail.

o 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.



o 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.

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

o Community safety and crime prevention.

o Design for health.

o Adequacy of internal accommodation and external amenity space.

o Refuse storage and collection.

o Vehicular access and car parking.

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

o Flood risk and drainage.

Saved UDP Policies - Policy DC1 and DC18 are considered of relevance in this instance:

Policy DC1, Residential Extensions. - Policy DC1.1 states that in determining planning
applications for extensions to residential properties, the Council will have regard to:

a) the general character of the property;

b) the effect upon the amenity of neighbouring occupiers;

c) the desirability of enabling people to adapt their houses in appropriate ways to meet changing
household needs;

d) the overall appearance of the proposal in the street-scene;

e) the effect of the loss of any on-site carparking.

Policy DC1.2 states that extensions to residential properties will be allowed subject to
compliance with other relevant policies of the Plan and the following criteria:

a) they are not excessively large or bulky (for example, resulting in structures which are not
subservient to original houses or project out too far in front of the original buildings);

b) they do not create an undue loss of sunlight, daylight or privacy;

c) they are not out of character with the style of development in the area or the surrounding
street scene by virtue of design, use of materials or constructional details;

d) they would not result in the loss of off-street car-parking, in a situation where there is so
severe an existing on-street parking problem that unacceptable additional pressures would be
created.

Policy DC1.3 states that notwithstanding the generality of the above policies, the Council will not
normally approve:

a) rearward extensions greater than 3.65m (12 ft) in length;

b) 2-storey extensions with a flat roof, particularly those which would be visible from the public
highway;

c) 2-storey extensions to terraced properties which occupy the full width of the house;

d) flat roofed extensions to bungalows;

e) extensions which conflict with the Council's guidelines on privacy distances (which are
published as supplementary guidance).

Policy DC1.4 states that 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:

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.

Policy DC18, Conservation Areas - 18.1 states that the Council will give particularly careful
consideration to development proposals within Conservation Areas by taking into consideration
the following:

a) The Council will seek to preserve and enhance the character of its designated conservation
areas by carefully considering the following issues:

i. the relationship of new structures to neighbouring buildings and spaces;

ii. the effect of major changes to the appearance of existing buildings;

iii. the desirability of retaining existing features, such as boundary walls, gardens, trees,
(including iv. street trees);

v. the effect of signs and advertisements;

vi. any further guidance on specific areas which has been approved by the Council.

b) The Council will not normally grant outline planning permission for development within
Conservation Areas.

c) Consent to demolish a building in a conservation area will be granted only where it can be
shown that it is wholly beyond repair, incapable of reasonably beneficial use, or where its
removal or replacement would benefit the appearance of character of the area.

d) Where demolition is to be followed by redevelopment, demolition will be permitted only where
there are approved detailed plans for that redevelopment and where the Council has been
furnished with evidence that the development will be undertaken.

e) Development proposals adjacent to Conservation Areas will be granted only where it can be
shown that they will not harm the appearance or character of the area. This will include the
protection of views into and out of Conservation Areas.

Issues

Principle of the Proposal - The principle of extending this property is considered acceptable.
Notwithstanding this, consideration must be given to the potential impact upon existing levels of
residential and visual amenity and upon the character of the Chorltonville Conservation Area.

Design - The existing single storey side extension is contemporary in nature and the proposed
replacement takes its design cue from it. The existing dwelling is constructed from a mix of red
brick, black timber and white render, all topped by a red clay tiled roof. The single storey flat
roofed extension, while contemporary in design, would be constructed from materials to match
the existing property, i.e. red brick and white render.

The rear dormer extension is also contemporary in its aesthetic being of a grey metal cladding,
it would sit to one side of the central chimney on the rear roof slope, which enables the retention
of the chimney as it is an important design feature on this type of Arts and Craft style property. It
would sit lower than the existing ridge height and given the orientation of the property within its
plot, cannot be readily viewed from within the street scene. There are several of this type of
dormer extension within the immediate area that are more readily viewed within the wider
context of the area than that proposed for number 7 The Thorns.

The hip to gable on the southern side of the property would assimilate well with the gable roof
on the northern side of the host property itself, and with that of the other 6 properties within the
cul-de sac. As the host property is the only detached house on the avenue, it is already
individual in its design when read against the backdrop of the other properties, and it would not



be incongruous with gable roof lines being commonplace. Overall, the design of the extensions
is considered acceptable in this instance.

Impact on Chorltonville Conservation Area - Policy EN3 of the Core Strategy, along with
section 12 of the NPPF, states that consideration must be given to the impact of new
developments on heritage assets. The requirement to preserve or enhance the Conservation
Area is a key requirement within policy EN3 of the Core Strategy, saved UDP policy DC18,
along with the objectives of the NPPF. As such, any new development must seek to retain the
character of the area through careful detailing and, where appropriate, the use of compatible
materials. In terms of informing the design and form of new development in the area, it is
considered that careful consideration should be given to the existing character of the
conservation area including the size, mass and appearance (including materials) of the older
buildings.

Chorltonville is a housing estate on a flat site near the Mersey Valley on the south side of
Chorlton-cum-Hardy, which is located approximately four miles south-west of Manchester city
centre. The name Chorltonville derives from the name of the company which developed the
estate during the early 1900s, when the first garden villages and garden cities, such as
Letchworth and Welwyn Garden City were being constructed. The new garden village of
Chorltonville was formally opened on 7th October 1911. The Chorltonville conservation area
was designated in October 1991 when the boundary was drawn to include the recreation area
as well all the houses built by Chorltonville Ltd.

It is the setting of the houses, with grass verges and tree-lined roads which gives Chorltonville
its special garden village character. The houses themselves are well-maintained and externally
are virtually the same as when the estate was opened. They consist of a varied range of
traditional houses, mostly semi-detached, constructed in brick, some smooth-finished and some
textured. All have brick relieved by render at first floor level or down to the ground floor cills. A
few are also half timbered on gables at first floor level. Originally all the roofs were plain red tiles
but now some are grey with age and others have been re-roofed in red concrete tiles. There are
numerous details which give a special character to this area such as:

o canted bays which have the side windows splayed at an angle; sprocket roofs, which have a
gentler pitch towards the eaves;

o contrasting quoins, which are the large stones at the outside angles of walls;

o circular windows and arched openings to porches, with brick or tile voussoirs (wedge shaped
bricks);

o chimney stacks which are cruciform in plan;

o glazed brick window cills;

0 a variety of gable motifs;

o stained glass windows and corbelled brackets which project successively more in each course
to support overhanging eaves or porch roof

Given the design and siting of the extensions it is not considered that the proposal would have a
detrimental impact upon the character and appearance of the Chorltonville Conservation Area
which is outlined above. Accordingly, it is considered that the development would cause less
than substantial harm to the designated heritage asset.

Residential Amenity - Given its scale, massing and lack of windows that afford a view in the
side and rear elevations these being either obscurely glazed or at a high level it is not
considered that the proposal would have a detrimental impact upon the existing levels of
residential amenity enjoyed by the occupants of the adjoining dwellings.

Visual Amenity - Given the design and siting of the proposals and the fact that they are not
readily visible from the public realm, it is not considered that the proposals would have a
detrimental impact upon the levels of visual amenity enjoyed within the vicinity of the site.



Trees - No trees would be felled to facilitate the proposal.
Car Parking - The level of off-street parking already in existence would not be impacted upon.

Pedestrian and Highway Safety - The proposal would not attract additional vehicle
movements to and from the property, as a result it is not considered that the proposal would
have a detrimental impact upon the existing levels of pedestrian and highway safety enjoyed
within the vicinity of the site.

Other Legislative Requirements

Equality Act 2010

Section 149 (Public Sector Equality Duty) of the Equality Act 2010 requires due regard to the
need to: Eliminate unlawful discrimination, harassment and victimisation and other conduct
prohibited by the Act and; Advance equality of opportunity between persons who share a
protected characteristic and persons who do not share it. The Equality Duty does not impose a
legal requirement to conduct an Equality Impact Assessment. Compliance with the Equality
Duty involves consciously thinking about the aims of the Equality Duty as part of the process of
decision-making.

Human Rights Act 1998 considerations

This application needs to be considered against the provisions of the Human Rights Act 1998.
Under Article 6, the applicants (and those third parties, including local residents, who have
made representations) have a right to a fair hearing and to this end the local planning authority
must give full consideration to their comments.

Protocol 1 Article 1, and Article 8 where appropriate, confer(s) a right of respect for a person’s
home, other land and business assets. In taking account of all material considerations, including
Council policy as set out in the Core Strategy and saved polices of the Unitary Development
Plan, the Director of Planning, Building Control & Licensing has concluded that some rights
conferred by these articles on the applicant(s)/objector(s)/resident(s) and other occupiers and
owners of nearby land that might be affected may be interfered with but that that interference is
in accordance with the law and justified by being in the public interest and on the basis of the
planning merits of the development proposal. She believes that any restriction on these rights
posed by the recommendation given is proportionate to the wider benefits of and that such a
decision falls within the margin of discretion afforded to the Council under the Town and
Country Planning Acts.

Recommendation: Approve

Article 35 Declaration

The proposal was assessed with regards to policies outlined in the National Planning Policy
Framework, Unitary Development Plan Saved Policies, Local Development Framework Core

Strategy Development Plan and other material considerations. In this instance there were no
additional negotiations required, and the application has been determined in a timely manner.

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

1) The development must be begun not later than the expiration of three years beginning with
the date of this permission.



Reason - Required to be imposed pursuant to Section 91 of the Town and Country Planning Act
1990.

2) The development hereby approved shall be carried out in accordance with the following
drawings and documents:

HPL10- Proposed Ground Floor plan received 4th August 2023

HPL11- Proposed First Floor Plan received 4th August 2023

HPL12 Rev A - Proposed Loft Space Plan received 26th September 2023

HPL20 Rev A - Proposed Elevations received 26th September 2023

HPL44- Proposed Site Plan received 4th August 2023

Design, Access and Heritage Statement received 4th August 2023

Reason - To ensure that the development is carried out in accordance with the approved plans.
Pursuant to policies SP1 and DM1 of the Core Strategy.

3) Above-ground construction work, shall not commence until samples and specifications of all
materials to be used in the external elevations of the development hereby approved, have been
submitted to and approved in writing by the City Council as local planning authority. The
development shall be carried out in accordance with the approved details.

Reason - To ensure that the appearance of the development is acceptable to the City Council
as local planning authority in the interests of the visual amenity of the area within which the site
is located, as specified in policies SP1 and DM1 of the Core Strategy.

4) Notwithstanding the provisions of the Town and Country Planning (General Permitted
Development) Order 2015 (or any order revoking and re-enacting that Order with or without
modification) no windows or doors shall be inserted into the elevations of the extension hereby
approved other than those shown on the approved plans.

Reason - In the interests of residential amenity pursuant to saved policies DC1 of the Unitary
Development Plan for the City of Manchester and Policy DM1 and SP1 of Manchester's Local
Development Framework: The Manchester Core Strategy policy SP1 and DM1 Core Strategy
for the City of Manchester.

Appendix 1 — List of consultees & neighbours notified

4 The Thorns, Manchester, M21 8GB

7 East Meade, Manchester, M21 8GA

1 The Thorns, Manchester, M21 8GB

3 The Thorns, Manchester, M21 8GB

13 East Meade, Manchester, M21 8GA

11 East Meade, Manchester, M21 8GA

5 Southgate, Chorlton, Manchester, M21 8EA
1 Southgate, Chorlton, Manchester, M21 8EA
3 Southgate, Chorlton, Manchester, M21 8EA
2 The Thorns, Manchester, M21 8GB

9 East Meade, Manchester, M21 8GA

6 The Thorns, Manchester, M21 8GB

5 The Thorns, Manchester, M21 8GB

Appendix 2 — Planning constraints



Article 4 Direction - Removal of PD Rights Change Of Use From Class C3 To Class C4
Aircraft Safeguarding Zone - Aircraft Safeguarding Zone - All Exceeding 90M
Conservation Area - Chorltonville Conservation Area 1992

Historic Landfill Site 250m Buffer -

Area Team Boundary - Name: SOUTH AREA
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