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Delegated officer report for planning application

Application no. 135744/F0O/2022

Date registered valid: 12 January 2023

Proposal: Installation of new shop front and flue extraction system to rear, in
connection with the use of the ground floor unit as a restaurant.

Address: Ground Floor, Park Lane House, 3 ElIm Grove, Manchester, M20 6PL

Ward(s): Didsbury East Ward

Applicant: Mr Imad Salam

Agent (if any): Mr Eu Weng Ang

Case officer: Adam Mitchell

Tel: 0161 234 4165
Email: adam.mitchell@manchester.gov.uk

Recommendation: APPROVE
Date of recommendation: 23.03.2023



Application details

Type of application: Full Application Consent
Development type: Minor Other

Date of site visit: 20 February 2023

Standard consultations:
Printed: 23 January 2023 Expired: 13 February 2023

Neighbour notifications
Printed: 23 January 2023 Expired: 13 February 2023

Site notice
No site notice has been produced

Press advert
No press advert had been published

Departure from Development Plan:  No

Environmental Statement: Not required

Listed building:  Not applicable

Conservation area: Not applicable

Tree Preservation Order: Not applicable

Description of Site/Area

The application site relates to the ground floor commercial unit of Park Lane House, 3 EIm
Grove House, the property is a three storey property situated along EIm Grove adjacent to the
commercial parade of properties along Wilmslow Road. Residential properties are situated
along the northern boundary of the site, with an off street car parking adjacent to the east of the
application site. Didsbury Primary School is located to the south of the application site.

Description of development

Planning permission is sought for the installation of a new shopfront and flue extraction system
to the rear in connection with the use of the ground floor as a restaurant.

The works to the shop front include the installation of a larger fixed glazed window frontage to
the front elevation. Revised drawings were received on 22 March 2023 replacing the bi-folding
doors with the fixed glazed frontage. The access into the ground floor unit within the front
elevation will be retained.

The proposed flue extraction system will be situated along the rear elevation behind the
undercroft of the property.



Consultations & Notification Responses

Local residents were notified and 5 responses were received. The objection letters are
summarised below:

- Parking is already at a premium on this mainly residential street and this proposed
restaurant will make the already crowded area much worse.

- Residents that have their own car parking spaces which will be used by clients as there
is already limited provision for car parking spaces.

- The noise and disruption that a restaurant will cause in a residential area will be far more
significant and will inevitably cause surrounding residential houses anguish.

- Fumes and noise from the proposed extractor fans cause the surrounding residents and
the village in general to suffer from pollution of their immediate area and in the
surrounding houses.

- Over development is possible within this site. Many restaurants have closed down after a
few months, due to excessive development in the village.

- Proposed restaurant has not been clear in its target audience. If there is a takeaway
facility this will increase the already overcrowded parking in the area and will increase
noise pollution and littering in the area.

- Already a sizeable pest problem around these commercial properties and opening
another restaurant with a food waste disposal storage area, these pests would become
intolerable.

Environmental Health: Had no objections to the proposal and have recommended conditions
be attached to any approval in relation to fume, odours and vapours and external plant and
equipment noises. Further, a condition has been included to limit break out noise from the
front facade.

Policy

Class E

Commercial, Business and Service

Use, or part use, for all or any of the following purposes:

a) Shop other than for the sale of hot food

b) Food and drink which is mostly consumed on the premises

c) the following kinds of services principally to visiting members of the

i. financial services

ii. professional services (other than medical services)

iii. any other services which it is appropriate to provide in a commercial, business or service
locality

d) Indoor sport and recreation (not swimming pools, ice rinks or motorised vehicles or firearms)
e) Medical services not attached to the residence of the practitioner

f) Non-residential creche, day centre or nursery

g) i) office ii) the research and development of products or processes or iii) any industrial
process, (which can be carried out in any residential area without causing detriment to the
amenity of the area)

The application is also subject to assessment under the following policies within the
development plan:

Unitary Development Plan

The following saved policies from the Unitary Development Plan are also considered to be
relevant.

Policy DC26 — Noise



Policy DC26.1 - Has been related to the actual and potential contribution of the use on the local
noise environment, its impact on residential character and amenities of the area.

Policy DC26.4 - Requires that where an existing noise source might result in an adverse impact
upon a proposed new development, or where a new proposal might generate potentially
unacceptable levels of noise, consideration is given to measures to deal with it satisfactorily.
The proposal in this application is considered to be a potential noise source based on the nature
of the age groups it seeks to accommodate.

DC10.1 - Food and Drink

In determining planning applications for developments involving the sale of food and drink for
consumption on the premises, or for hot food to be consumed off the premises (whether or not
other activities, such as a nightclub, are included), the council will have regard to:

a. The general location of the proposed development, including any reference to the area in
other policies in the plan;

b. The effect on the amenity of neighbouring residents;

c. The availability of safe and convenient arrangements for car parking and servicing

d. Ease of access for all, including disabled people; and

e. The storage and collection of refuse and litter.

Policy DC10.2

The council will normally accept the principle of developments of this kind in the City Centre,
industrial and commercial areas, in shopping centres and at ground level, in local shopping
parades of more than 8 shops or offices.

Policy DC10.3
Development will not normally be permitted where:
a. Itis proposed outside the general locations mentioned above, or
b. b. There is a house or flat on the ground floor next to the proposed business, or only
separated from it by a narrow street or alleyway.
c. Policy DC10.4
d. Where, having regard to the preceding policies, the council considers the proposed
development to be acceptable in principle, conditions may be imposed in order to protect
the amenity of nearby residents. These conditions may, amongst other things, include
limitations on the hours of opening, and the need to deal satisfactorily with noise, fumes,
smells, and the storage of refuse and collection of litter.

Policy DC14 applies to all retail premises and to other commercial premises, which have similar
physical characteristics e.g. betting shops, banks, building society offices, optician’s premises
etc.

DC14.1

In determining applications relating to these premises for shopfronts, security grilles,
advertisement signs, canopies and awnings, the council will seek to ensure that the proposals
are in keeping with the character of the building and adjoining buildings, of adjoining shop
fronts, where appropriate, and of the area within which the premises are located

Issues
Principle
Consent is sought for the flue on the rear elevation and installation of new shopfront to the front

elevation of a ground floor commercial property. The principle of locating food and drink uses
into this existing commercial property has been established through the General Permitted



Development Order Use Class 2020. Such premises almost inevitably require flues therefore
the principle of a flue and alterations to the shopfront are considered acceptable.

Design

There are other existing flues situated along the rear elevation of the host property and the
proposed flue has been located in a comparable location and will not have an adverse impact
on the streetscene on EIm Grove.

Revised drawings were received on 22 March 2023 with the introduction of the new shop
frontage along the front elevation compromising a glass door and a fixed glazed window screen
appearance, enhancing the frontage of the property. The use of materials are common for this
form of development and can be seen within the local vicinity for similar commercial properties.

Scale

The flue is approx. 2.4 metres above roof level and will be situated behind the undercroft of the
property and is considered not to be overly large for the unit and local environment.

Noise

Assessment of the proposal requires further details to be submitted of the acoustic properties of
any external equipment for the kitchen extraction system and post-installation assessment that
confirms that the works conform to the appropriate industry standard. Environmental Health
have recommended that conditions are attached to any approval granted to control noise and
fume. Additionally, this is also applied to the break out noise to the front elevation frontage with
the new glazed windows and bi folding doors implemented as part of the proposal. New
acoustic assessments are therefore required to ensure that any installation will not incur any
loss of amenity.

Residential Amenity

The application site is based adjacent to Wilmslow Road along EIm Grove, and immediately
adjoined by properties which could (either now or in the future) be in residential use. Whilst such
properties cannot expect the same level of amenity as properties in wholly residential areas
they should still expect a reasonable level of amenity. In terms of noise and fumes these can be
address through a condition, and therefore, it is considered that on balance subject to the
appropriate conditions the proposed development is considered acceptable. Further, revised
drawings were received on 22 Marc that show the replacement of the original bi-folding doors
with a fixed glazed window appearance to the front elevation to reduce excessive noise and
disturbance to the neighbouring occupiers.

Visual Amenity

As noted above, the external equipment will be sited approx. 2.4 metres above the roof level
which will be partially visible for residential properties situated due north of the application site
along Old Oak Street.

Elevational drawings and submitted supporting information indicate the flue will compromise of
galvanised steel ducting. The proposed flue will be visible from residential properties located
directly north of the application site along Old Oak Street however given the distance and the
small scale nature of the development and other flues intervening, there will be limited views
within the residential properties.



Notwithstanding this development is typical of the associated plant for commercial kitchens at
the rears of similar premises.

The proposed external alterations to the front elevation will enhance the frontage to create a
fresh image of the building, and the use of high quality materials will further improve the visual
amenity of the area. The predominately window glazed shop front and entrance doors will not
detract from the character and appearance of the premises or the surrounding local
streetscene, in accordance with policies DM1 and DC14, due to the transparent character and
appearance of the shopfront. Therefore, it is deemed that the proposal is acceptable as it is delt
that works would not adversely affect the appearance of the building or visual amenity within the
area.

Additionally, it should be noted that the proposed elevations drawings dated 14 December 2022
indicate a shop fascia signage located along the front elevation, this will require sperate
advertainment consent and thus an informative has been included to ensure is the case.

On the basis of the above and subject to the conditions as recommended the proposal is acceptable
in accordance with saved UDP policies DC10, DC14 and DC26 and with Core Strategy policies SP1
and DML1.

Other Concerns

The objection letters received mainly centre around the use of the property as a restaurant and
the associated car parking and traffic issues in connection with the change of use. It should be
noted that given the Use Class has already been established (Class E) this conversion of the
property can be completed under permitted development. This application therefore cannot
assess the introduction of a restaurant in this location and the associated car parking.
Ultimately, this application can only be assessed on the installation of a new shopfront and flue
extraction to the rear which the above sections outlined.

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 to guide the
application through all the stages of the planning process and resolve any issues that arose in
dealing with the application.

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 permission.

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

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

Drawing: GF & 1F Floor Plans ref. EBB389-01-004 P5 stamped as received by the City
Council as Local Planning Authority on 22 March 2023

Drawing: Second Floor Plan ref. . EBB389-01-005 P2

Drawing: Elevations ref. . EBB389-01-007 P3

Drawing: Site Plan ref. . EBB389-01-009 P2

Drawing: Location Plan ref. . EBB389-01-001 P1

All stamped as received by the City Council as Local Planning Authority on 14 December
2022

Reason- To ensure that the development is carried out in accordance with the approved
plans, pursuant to policies SP1, and DML1 of the Manchester Core Strategy (2012).

3) a) Externally mounted ancillary plant, equipment, servicing flue intakes/extracts shall be
selected and/or acoustically treated in accordance with a scheme designed so as to
achieve a rating level of 5dB (LAeq) below the typical background (LA90) level at the
nearest noise sensitive location. Prior to commencement of the use hereby approved the
scheme shall be submitted to and approved in writing by the City Council as local
planning authority in order to secure a reduction in the level of noise emanating from the
site. The scheme shall be implemented in full before the use commences or as otherwise
agreed in writing by the City Council as local planning authority.

b) Prior to the operation of the scheme a verification report shall be submitted to and
approved in writing by the City Council as local planning authority to validate that the
work undertaken throughout the development conforms to the recommendations and
requirements in the approved acoustic report. The report shall also undertake post
completion testing to confirm that the noise criteria have been met. Any instances of non-
conformity with the recommendations in the report shall be detailed along with any
measures required to ensure compliance with the agreed noise criteria.



4)

5)

Reason - To minimise the impact of the development and to prevent a general increase
in pre-existing background noise levels around the site in accordance with policies SP1
and DM1 of the Core Strategy for the City of Manchester.

a) Fumes, vapours and odours shall be extracted and discharged from the premises in
accordance with a scheme to be submitted to and approved in writing by the City Council
as local planning authority before the use commences. Mixed use schemes shall ensure
provision for internal ducting in risers that terminate at roof level. Schemes that are
outside the scope of such developments shall ensure that flues terminate at least 1m
above the eave level and/or any openable windows/ventilation intakes of nearby
properties.

b) Prior to commencement of the use hereby approved confirmation shall be submitted
for the approval of the City Council as local planning authority that the approved scheme
has been implemented.

Reason - To safeguard residential amenity and to protect local air quality, pursuant to
policies DM1 and SP1 of the Manchester Core Strategy.

The premises shall be acoustically insulated and treated to limit the break out of noise in
accordance with a noise study of the premises and a scheme of acoustic treatment that
has been submitted to and approved in writing by the City Council as local planning
authority. The scheme shall be implemented in full before the use commences or as
otherwise agreed in writing by the City Council as local planning authority.

Where entertainment noise is proposed the LAeq (entertainment noise) shall be
controlled to 5dB below the LA90 (without entertainment noise) in each octave band at
the facade of the nearest noise sensitive location, and internal noise levels at structurally
adjoined residential properties in the 63HZ and 125Hz octave frequency bands shall be
controlled so as not to exceed (in habitable rooms) 47dB and 41dB (Leq,5min),
respectively.

b) Prior to occupation of the development a verification report shall be required to
validate that the work undertaken throughout the development conforms to the
recommendations and requirements in the approved acoustic consultant's report. The
report shall also undertake post completion testing to confirm that acceptable criteria
have been met. Any instances of non-conformity with the recommendations in the report
shall be detailed along with any measures required to ensure compliance with the agreed
noise criteria.

Reason - To minimise the impact of the development and to prevent a general increase
in pre-existing background noise levels around the site in accordance with policies SP1
and DM1 of the Core Strategy for the City of Manchester.

Informatives
The approved plans outlined in Condition 2 indicate a shop signage will be installed

along the frontage within the front elevation, however this requires separate
advertisement consent and must be dealt with under a separate planning permission.






Appendix 1 — List of consultees & neighbours notified
Environmental Health

6 Old Oak Street, Manchester, M20 6RH

4 Old Oak Street, Manchester, M20 6RH

First Floor, Howard House, 5 Old Oak Street, Manchester, M20 ORH
Ground Floor, Howard House, 5 Old Oak Street, Manchester, M20 6RH
Second Floor, Park Lane House, 3 EIm Grove, Manchester, M20 6PL
First Floor, Park Lane House, 3 Elm Grove, Manchester, M20 6PL
Didsbury CE Primary School, EIm Grove, Manchester, M20 6RL
Flat At, Royal Oak, 729 Wilmslow Road, Manchester, M20 6 WF
741A Wilmslow Road, Manchester, M20 6RN

741 Wilmslow Road, Manchester, M20 6RN

739 Wilmslow Road, Manchester, M20 6RN

731 Wilmslow Road, Manchester, M20 6 WF

737 Wilmslow Road, Manchester, M20 6 WF

Royal Oak, 729 Wilmslow Road, Manchester, M20 6 WF

733 Wilmslow Road, Manchester, M20 6 WF

Ground Floor, 737 Wilmslow Road, Manchester, M20 ORH

5 Elm Grove, Manchester, M20 6PQ

Flat 3, 7 EIm Grove, Manchester, M20 6PQ

10 Old Oak Street, Manchester, M20 6RH

733A Wilmslow Road, Manchester, M20 6WF

735 Wilmslow Road, Manchester, M20 6 WF

Flat 1, 7 EIm Grove, Manchester, M20 6PQ

Flat 2, 7 EIm Grove, Manchester, M20 6PQ

14 Old Oak Street, Manchester, M20 6RH

12 Old Oak Street, Manchester, M20 6RH

8 Old Oak Street, Manchester, M20 6RH

2 Old Oak Street, Manchester, M20 6RH

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
Susceptible to Surf Water Flood (Less) -

Susceptible to Surf Water Flood (Less) -

Area Team Boundary - Name: SOUTH AREA



