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Delegated officer report for planning application

Application no. 136473/3J0/2023
Date registered valid: 13 March 2023
Proposal: Variation of condition numbers 2 (Specified Plans) and 3 (Materials)

from planning approval reference 130917/FH/2021 to allow for
amendments to the proposed external materials

Address: 47 Milton Grove, Manchester, M16 OBP

Ward(s): Whalley Range Ward

Applicant: Mr Jamie Bell

Agent (if any): Mr Jordan Clarke, GoodWinter Design & Planning Ltd
Case officer: Janine Renshaw-Livesey

Tel: 0161 234 4555
Email: janine.renshaw-livesey@manchester.gov.uk

Recommendation: Approve
Date of recommendation: 13 June 2023



Application details

Type of application: Variation or Removal of Condition
Development type: Householder

Date of site visit: 3 May 2023

Standard consultations:
No consultations have been printed and sent.

Neighbour notifications
Printed: 28 March 2023  Expired: 18 April 2023

Site notice
Posted: 03 May 2023 Expired: 24 May 2023

Press advert
Published: 4 April 2023  Expired: 25 April 2023

Departure from Development Plan:  No
Environmental Statement: Not required

Description of site/building

Listed building:  Not applicable
Conservation area: Whalley Range Conservation Area 1992
Tree Preservation Order:

The original application was granted planning permission under reference number
130917/FH/2021 for the retrospective conversion of garage to form additional accommodation
and elevation alterations including the application of external render, installation of replacement
windows and widening of vehicular access gates

The application site is a modern 2-storey orange-red brick detached dwelling situated at an
angle to the head of the Milton Grove cul-de-sac. The house and land to the side and rear are
within the Whalley Range Conservation Area whilst the block paved front garden and Milton
Grove itself are outside of the designated land.

The property has a rectangular plan form with grey concrete tile gabled roof and brown uPVC
windows. It was erected on garden land originally belonging to No.133 College Road which is
east of the site. Permission was granted for the development in 1984 (Ref: 022240).

The property sits on an irregularly shaped plot with the majority of amenity space, for parking
and garden area being at the front. The side and rear boundaries are very tight to the elevations
and secured by 1.8- to 2.7-metre-high timber hit and miss or post and panel fencing.

The site is bounded to the front elevation by a 1.5-metre-high brick wall with 3-metre-high brick
piers and 1.5-metre-high timber panels between providing privacy.

Description of area



The site lies within a mostly residential area just east of the Trafford MBC border. Properties in
view of the site comprise a mixed typology comprising modern red brick mews houses on Park
Mews to the east and sited forward of the application dwelling. Milton Grove to the south
comprises of a mixed typology of 2 or 3 storey Victorian red brick terraces, a pair of 1960's
bungalows, and inter-war infill semi's.

The rears of houses on College Road are sited approximately 22 metres back off the head of
the cul-de-sac with their rear gardens extending off the northern side of the site frontage.

Consultations & Notification Responses

The application was advertised in the local press affecting a conservation area and no
representations were received.

Residents were consulted an no representations were received.

The Whalley Range Forum were consulted and made no representation.

Issues

Policy
National Planning Policy Framework

The 1990 Act is supported at national policy level in the government's National Planning Policy
Framework (NPPF) and accompanying National Planning Policy Guidance (NPPG). Section 16
of the revised NPPF, entitled Conserving and Enhancing the Historic Environment provides
guidance for the conservation and investigation of heritage assets and notes that:

189. Heritage assets range from sites and buildings of local historic value to those of the highest
significance, such as World Heritage Sites which are internationally recognised to be of
Outstanding Universal Value. These assets are an irreplaceable resource and should be
conserved in a manner appropriate to their significance, so that they can be enjoyed for their
contribution to the quality of life of existing and future generations.

In decision-making, the Framework requires that local planning authorities take account of the
following:

194. In determining applications, local planning authorities should require an applicant to
describe the significance of any heritage assets affected, including any contribution made by
their setting. The level of detail should be proportionate to the assets' importance and no more
than is sufficient to understand the potential impact of the proposal on their significance. As a
minimum the relevant historic environment record should have been consulted and the heritage
assets assessed using appropriate expertise where necessary. Where a site on which
development is proposed includes, or has the potential to include, heritage assets with
archaeological interest, local planning authorities should require developers to submit an
appropriate desk-based assessment and, where necessary, a field evaluation.

195. Local planning authorities should identify and assess the particular significance of any
heritage asset that may be affected by a proposal (including by development affecting the
setting of a heritage asset) taking account of the available evidence and any necessary
expertise. They should take this into account when considering the impact of a proposal on a
heritage asset, to avoid or minimise any conflict between the heritage asset's conservation and
any aspect of the proposal.

196. Where there is evidence of deliberate neglect of, or damage to, a heritage asset, the
deteriorated state of the heritage asset should not be taken into account in any decision.

197. In determining 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.

199. 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.

200. 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. Substantial harm to or loss of:

a) grade Il listed buildings, or grade Il registered parks or gardens, should be exceptional;

b) assets of the highest significance, notably scheduled monuments, protected wreck sites,
registered battlefields, grade | and II* listed buildings, grade | and II* registered parks and
gardens, and World Heritage Sites, should be wholly exceptional.

201. 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.

202. 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.

Core Strategy policies EN3, DM1 and SP1

Saved UDP policies DC1 and DC18.1

Issues

The key issues relate to the implications of the changes in appearance of the elevations on the
street scene and conservation area. The alterations include the modification to the size and
shape of the front window and the proposed wooden gate has been replaced by a metal gate
and area of render to be omitted from the scheme.

The amendment to the approved scheme is justified on the basis that its approved modern
design and appearance contributes little value to the Conservation Area, the current design
having a typical 1980's suburban aesthetic in a palette which blurs the distinction between the
site as a dwelling in the Conservation Area, and the modern mews houses to the right and
those along Milton Grove. The elevations also seek to alter the window apertures on the right-
hand side of the building at ground and first floor from a more vertically proportioned building
with the intensions to emphasis by inclusion of a timber panel to the left of the top right-hand
window. A timber front door and solid timber gates in the same material will unify these
elements and add visual interest. The proposed window and gate are considered to be
acceptable as they mimic the neighbouring properties in design terms.

This application also removed of render from part of the elevation. This results in a more unified
overall appearance to the dwelling which will be of benefit to the street scene.



Conservation Area policy promotes the opportunity to enhance heritage assets in decision-
making. In this application due its appearance has a positive impact on the character and
appearance of the Conservation Area. On this basis, the proposal is assessed as being of less
than substantial harm.

Views of the rears of houses on College Road will not be impeded by the proposal and any
approval will not detract from the architectural details of merit within the designation description,
examples of which are found on the front elevations.

The assessment of the impact on the significance of the heritage asset by the applicant/agent
notes that views from within the Conservation Area from the public realm are limited to the
relatively narrow gap between the pairs of semi's at Nos.133 and 135 College Road.

Views from this street are also limited by the 2.7-metre-high timber hit and miss fencing with
dense shrubs on the rear boundary, and by the 29-metre distance between the rear elevation
and the College Road frontage.

View of the rear of the site between No0s.133 and 135 College Road

Notwithstanding this, the narrow view of the rendered rear elevation would be a point of interest
glimpsed between and contrasted well with the older historic dwellings, which is good and
sustainable design practice.

On the basis of the above, the proposal is considered to have a positive impact on and to
enhance the character and appearance of the Conservation Area, in accordance with saved
UDP policy DC18.1, Core Strategy policies EN3 and to the guidance within chapter 16 of the
NPPF.

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 Atrticle 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

Officers have worked with the applicant in a positive and proactive manner based on seeking
solutions to problems arising in relation to dealing with the application, and the application has
been determined in accordance with the policies within the Development Plan.

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

1) The development hereby approved shall be carried out in accordance with the following
drawings and documents received on the 13th of July 2021 or as stated:

Application form received on the 1st of July 2021

Location and Block Plan GWO0005/LB1, stamped as received on the 13 March 2023,
Heritage Statement prepared by Goodwinter Design and Planning (Ref: GW0005/SS1) dated
July 2021 and Drawing Number GWO0005/P1 A, GW0005/P2 and GWO0005/LB1, stamped as
received on the 13 March 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.

2) The materials to be used on the external surfaces of the extension hereby permitted shall be
implemented in accordance with the details on the drawings listed in condition 2 of this
permission.

Reason: In order to ensure a satisfactory appearance in the interests of visual amenity of the
conservation area, in accordance with saved policies DC1 and DC18.1 of the Unitary
Development Plan for the City of Manchester, EN3, SP1 and DM1 of the Manchester Core
Strategy and the requirements of Chapter 16 the National Planning Policy Framework (2021).



Appendix 1 — List of consultees & neighbours notified

135 College Road, Manchester, M16 0AA

131 College Road, Manchester, M16 0AA

Park Mews, Park Drive, Manchester, M16 OFD
2 Park Mews, Park Drive, Manchester, M16 OFD
1 Park Mews, Park Drive, Manchester, M16 OFD
133 College Road, Manchester, M16 0AA

56 Milton Grove, Manchester, M16 OBP

54 Milton Grove, Manchester, M16 OBP

45 Milton Grove, Manchester, M16 OBP

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 - Whalley Range Conservation Area 1992

Susceptible to Surf Water Flood (Less) -

Area Team Boundary - Name: SOUTH AREA



