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Delegated officer report for planning application

Application no. 136121/FH/2023

Date registered valid: 1 February 2023

Proposal: Erection of a single storey side extension to form additional living
accommodation

Address: 2 Rangemore Avenue, Manchester, M22 4JU

Ward(s): Northenden Ward

Applicant: Mr And Mrs R Lawson

Agent (if any): Mr Neil Hutchinson, Agfplans

Case officer: Holly Wright

Tel: 0161 219 6381
Email: holly.wright@manchester.gov.uk

Recommendation: Approve
Date of recommendation: 27 March 2023



Application details

Type of application: Full Householder Application

Development type: Householder

Date of site visit: 03 March 2023

Standard consultations: No consultations have been printed and sent.

Neighbour notifications: Printed: 16 February 2023 Expired: 9 March 2023
Printed: 01 March 2023  Expired: 22 March 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

Description of site/building

Listed building:  Not applicable

Conservation area: Not applicable

Tree Preservation Order: Not applicable

The application relates to a semi-detached C3 dwellinghouse of redbrick with a red concrete tile
hipped roof. The property features white uPVC windows, including a two-storey bay at the front,

a spacious front driveway, existing rear conservatory, rear outbuilding, and spacious rear
garden.

Figure 1. Principal elevation of No.2 Ragemore Avenue.
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Figure 3. Proposed site of devélpnt.



Description of area

Rangemore Avenue is a residential cul-de-sac situated within the Northenden ward of
Manchester, close to Wythenshawe town centre. The area predominantly consists of semi-
detached residential properties with an existing precedent for residential extensions and
developments.

Description of development

The applicant is seeking permission for the erection of a single storey side extension to form
additional living accommodation.

Consultations & Notification Responses

Local residents, as per appendix 1 — no comments or objections received.



Policies
The following policies are considered relevant in the consideration of this application.
Unitary Development Plan (UDP) — The UDP has been superseded by the Core Strategy

Development Plan, but certain policies are still considered of relevance:
- Policy DC1 — Residential Extensions

The Manchester Core Strategy — Development Plan Document 2012-2027 (“the Core Strategy”)
was adopted by the City Council on the 11th of July 2012:

- Policy DM1 — Development Management

- Policy SP1 — Spatial Principles

- Policy EN1 — Design Principles and Strategic Character Areas

- Policy EN19 - Waste

The National Planning Policy Framework (NPPF, 2021)
- Chapter 12 — Achieving Well-Designed Places

For reasons to be outlined below, it is considered that the proposal accords with the principles
of these policy documents.

Issues

Principle — the principle of erecting a single storey side extension in order to provide additional
living space for a family dwellinghouse is acceptable given that many individuals prefer to
extend or alter their homes to meet changing household needs rather than move. However,
consideration must be given to the proposal’s siting, scale and massing, appearance and
impact upon visual amenity, residential amenity as well as waste storage and parking.

Siting, scale and massing — the single storey extension would be sited at the southwestern
edge of the property, sitting flush with the existing front and rear elevations of the
dwellinghouse. It would project 1.975m sidewards with a length / depth of 8.056m, mono pitch
roof height of 2.967m and eaves height of 2.327m. A gap of 0.72m would be maintained to the
boundary shared with No.4 and No.6 Overwood Road.

Given that the proposed extension would not project beyond the original front and rear
elevations of the property combined with the fact that it would be single storey, the siting, scale
and massing of the proposal is considered acceptable as it accords with policy DC1 of the UDP
and would not result in an ‘excessively large or bulky’ addition to the property.



Exg sink and wastes to be relocated .
re align wastes to extg gully connected
10 213 IC f required by new kitchen
layout.

UNDERGROUND FOUL DRAINAGE Underground drainage to
consist of 100mm diameter UPVC proprietary pipe ogvea
140 fall. Surround pipes in 100men pea shingle. Provide B00mm
suitable cover (900mm under drives). Shallow pipes o be covered

ith 100mm reinforced concrete slab over compressible material
Provide rodding access at all changes of direction and junctions.
All below ground drainage to comply with BS7 158 and BS201

Ventilation;Proposed kitchen extract
went via a cooker hood extract

otherwise if by isolate fan the output to
be increased to B0L/Sec

ESCAPE WINDOWS Provide emergency egress windows to any newly
created first floor habitable rooms and ground floor inner rooms. Windows to
have an unobstructed openable area of 450mm high x 450mm wide, minimum
0.33m =q. The bottom of the openable area should be not more than 1100mm
bave the fioar. The window should enable the parson to reach a place free from
danger from fire.

SAFETY GLAZING All glazing in critical loations to be toughened or laminated
safety glass to BS 6206 and Part K of the cument Buikling Regulations, i.e. within
1500mm above ficor level in doors and side panels within 300mm of door
cpening and within B00mm above floor level in windows

WALL TIES All walls constructed using stainless steel vertical twist

retaining wall Ses built in at 750mm cirs horizontally, 460mm vertically and 225
mm ctrs at reveals and comers in stagmersd rows. Wall ties to be suitabie for
cavity width and in accordance with BS 5262-8.1: 1996 and BS EN 845-1: 2003
CAVITIES Provide cavity trays over openings. All cavities to be diosed at eaves
and around openings using Thermabate or similar non combustible insulated
cavity closers. Frovide verScal DFCs around epenings and abutments. All cavity
trays must have 150mm upstands and suitable cavity weep holes (min 2) st max
£00mm centres.

DPC Provide horizontal strip polymer (hyload) damp proof course to both intemnal
and external skins minimum 150mm above xtemnal ground level New DPC 10 be
made continuous with existing DPC's and with fioor DPM Venical DPC to be
installed 3t all reveals whare cavity is closed.

DRAINAGE Full drainage system on site s to be entified on site at the Sme OF
excavation if the property is served by a combination system Or separate
system, that system must be maintained during and afier construction. All re
routing and additional drainage lavouts are to b confirmed and approved by the
buikding inspector prior to the laving of the drains. Al drain bends. Any drainage
re-routing as a result of this application is to be agreed in advance of
construction and in accordance with the building inspectors and uslities
requirements. Drain inspection Chambers less than 930 mm are 1 be
polypropelyne with a metal Frame and cover. Drainage runs indicated on
drawings submitted are assumed based on what is visable 3t the ime of survey
and should not be relied upon as being a complete drawing survey Prior to any
excavation works the conractor must determing the exact pasitions of 2l
drainage runs including pipe size.depths. rodding access paints and inspaction
positions. Depending upon this information delays may cocur in the construction
process due to the need to consult united utiiites or to commission CCTV
survey The contracior is advised of their responsibilities to maintain adequate
temparary supparts for all excavation works. All drainage to be to satisfaction of

Break out new opening in existing
wallMake good any disturbed surfaces
‘to internal surfaces Provide 150 Deep
Canic Bax type lintel over . min 150
bearing Fit new casing and door to match

|
Assumed line of extg Drains ———_,

New WC to connect into
—""  rewurvcsw®

Existing SVF o be replaced
with New SVP 1o be fitted with
rodding eye to base of
SVP.SVF to be boxed off and
sound insulated and 30 min
fire check Provide access o
baxing out for service to
rodding eye

f———— sie Boundary.

Site
Boundary.

| Break out new openings in existing wall Provide UB's over
see engineers cales. Make good internal disturbed surfaces.

Kitchen Dining

EXTRACT TO UTILITY ROOM AND SHOWER ROCM
To utiity room f Shower room provide mechanical ventiation
ductad to extemal air capable of extracting at a rate of 30 litres
per second. Intemal doors should be provided with 3 10mm gap
below the door to aid air circulation. Ventilation provision in

. 3308 L, 1251 2591K\L

Provide new roddable
BITG and new drain

7200 1975 LA building inspector
Z;i:ﬁ;;%in fal Consenatory i’:’j"j:;‘f: with "“; mmg;‘;f’;i""‘;":‘i"f:ﬁ'g"“:“ 3‘;‘"’3 ! NEW AND REFLACEMENT WINDOWS
1:40. New gully to ermi exiract fans o BS -4. All fxed mechanical New and replacement windows to be double glazed with 18-20mm argon gap and
receive RWP | WHE | ventiation systems, where they can be tested and adiusted. soft coat low-E glass. Window Energy Rating to be Band B or better and o
T shall be commissioned and a commissioning natice given to the achieve U-valus of 1.4 WInr. The docr and window openings should be limitsd
Building Control Body o 26% of the extension flcor area plus the area of any existing openings covered
u“ \‘T-{]E_ by the extension. Insulated plasterboard to be used in reveals to abut jambs and
I ———— Exg arsintobe re- 10 be considared within reveal soffts. Fully insulated and continuous cavity
aligned and closers to be used around reveals Windows nd door frames 1o be taped to
roddable BITG to be surrcunding cpenings using air s=aling tape Windows to be fited with trickle
Garage connected wents to provide adequate background ventilation in accordance with Approved
Min fall 1;40. New Document F.
BITG for exig RWP NEW AND REFLACEMENT DOORS
and kitchen wastz . New and replacement dooes to achieve a U-Value of 1 4W/m3. Glazed areas to
be double glazed with 18-20mm argon gap and soft low-E glass. Glass to be
toughened or laminated safety glass to BS 6206, BS EN 14170 or BS EN 1SO
125431 and Part K of the current Building Regulations.
Insulated plasterboard to be used in reveals o abut jambs and o be considersd
within reveal soffits. Fully insulated and continuous cavity closers to be used
. . around reveals Windows and door frames to be taped o sumounding openings
dpc om 2m am &m am jom Al drainage to satisfaction of LA Bldg Insp on site.  using air s=aing tape

All Measurements to be checked on site
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Figure 4. Proposed plan, as submitted by the applicant’s agent.

LEAD WORK AND FLASHINGS All led flashings. any valleys or soakers to bs Code 5
lead and laid according to Lesd Development Association. Flashings to be provided to
all iambs and below window openinas with welded upstands. Joints to be [3pped min
150mm and lead to be dressed 200mm under tiles, etc. All work to be in

NOTES This drawing is to be read in conjunction with all cther refevant
project drawings. schedules and notes and is applicable whather
spacifically referrad to or not. The contractor is respansible for checking

n site prior to he works with any
ermors being reported to AGF Plans as soon as passible. Any
construction wark carried out prior o receiving all necessary approval
for planning and or building requlations is entirely at the

All dimensions and levels on site to be
checked before work commences.

Any flue outiet should be
located minimum 300mm
from openings and 800mm
from boundaries.

with the Lead

Code 4 lzad slate
to roof /
SVP abutment ————

2987

—, Front
(4/ 1:100

——— Code 4 stepped cavity ray and

stepped fiashing.min upstand 150
mm to all abutments.

— Existing RWP o discharge onta
new roof and into new gutter.

roddabie BITG

THERMAL BRIDGING

Care shall b taken to limit the occurrence

of thermal bridging in the insulation layers
I caused by gaps within the thermal

element, (i.2. sround windows and door
openings). Reascnable provision shall
also be made to ensure the extension is
constructed to minimise unwanted air
leakage through the new building fabric

SOIL AND VENT PIPE
SVP to be extended up in 110mm dia UPVC
and to terminate min 300mm sbove any
openings within 3m. Provide a long radius
bend at foot of SVFP

ROOF LIGHTS - Approx 800 x 700 Min U-value of 1.8
Wim?K. Root-lights to be double glazed with1Gmm argon
gap and soft low-E glass. Window Energy Rating o be
Band C or better. Roof lights to be fitted in accordance
with manufacturer's instructions with rafters doubled up to
sides and suitable flashings etc

S )
=

qutter and new RWP
and connect into new

INTERNAL STUD PARTITIONS

100mm x 50mm softwood treated timbers studs at 400mm cirs with 50 x
100mm head and sole plates and solid intermediate horizontal noggins at
173 height or 450mm. Provide min 10kg/m? density acoustic soundproof
quilt tightly packed (eg. 100mm Rockwool or Isowool mineral fibre sound
insulation) in all voids the full depth of the stud. Partitions buit of doubled
up joists where pariitions run parallel or provide noggins where at right

householders/clients risk. All buikling work to be completed to
the satisfaction of the Local Authority Building Control Officer in
accordance with the current Building Regulations and as such
additional unforeseen building warks may be required on site. The
contractor shall inspect all adjoining properties which may be affected
by the works prior to commencement of works and record and report to
the owner any defects. The contractor shall be entirely responsible for
the security, strength and stability of the building during the course of
the works. Drawings produced for the purpose of Buikding Regulation
approvals only and do not constitute full working drawings. Al drawings
copyright AGF Flans. This drawing may not be copied by any third
parties without prior permission from AGF FLANS

HEATING

Extend all heating and hot water services from existing and provide
new TVRs to radiators. Heating system 1o be designed, installed,
tested and fully certiied by 3 GAS SAFE registered specialist. All work
ta be in accordance with the Local Water Authorities bye laws, the Gas
Safety (Installation and Use) Regulations 1988 and IEE Regulations
ELECTRICAL

Al electrical work required to meet the requirements of Part P
(slectrical safety) must be designed. installed. inspectad and tested by
3 compatent persen registered undsr 3 compatent person self
centification scheme such as BRE certiication Ltd, B51. NICEIC
Cenification Services or Zurich Ltd. An appropriste B57871 Electrical
Installation Certificate s to be issued for the work by a person
competent to do s0. A copy of a certificate will be given to Building
Control on completion

SMOKE DETECTION

Mains operated linked smoke alarm detection system 1o BS 5448

- 1:2000 and BS583§-5:2004 to atleast a Grade D category LD3
standard and to be mains powered with battery back up. Smoke
alarms should be sited 5o that there is 3 smoke alarm in the circulation
space on all levels! storeys and within 7.5m of the door to every
habitable room. If ceiling mounted they should be 300mm from the
walls and light fitings. Where the kitchen area is not separated from
the stainvay or circulation space by a door, there should be an
interinked heat detector in the kitchen

INTERNAL LIGHTING

Install low energy light fittings that only take lamps having a luminous.
efficiency grealer than 45 lumens per circuit watt and a total output
graater than 400 lamp lumens. Not less than three energy eficient
light fitings per four of all the light fittings in the main dweling spaces
to comply with Part L of the current Building Regulations and the
Domestic Buikling Services Compliance Guide.

BACKGROUND VENTLATION

Controllable background ventilation at least 1700mm above fioor level
to be provided to habitable moms and kitchens at a rate of min
10,000m?, and o wet rooms at a rate of min S000mm?,

Background ventiators to be tested to BS EN 13141-1

Background ventiator equivalent area and operation to be measured
and recorded

Gab Ie angles, or built off DPC on thickened concrate slab ff solid ground fior. Om o @m  dm_ 6m____ Bm____1
Walls faced throughout with 12.6mm plaster board with skim plaster finish. VISUAL SCALE 1-100 @ A3
1-100 Taped and jointed complete with beads and stops @
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Figure 5. Proposed elevations, as submitted by the applicant’s agent.

Appearance and visual amenity — the extension would be built of materials that would be in-
keeping to those already present at the property including facing red brickwork, red concrete
interlocking roof tiles and white uPVC windows / rooflights. The rear elevation would be blank



whilst the front elevation would feature one window and the side elevation would feature three
rooflights.

The proposal is relatively standard in terms of its design and scale for residential extensions in
this locality and, though sited at the side of the property, the materials used would match those
already present, meaning the development would not feature prominently within the street
scene. Hence, the overall character of the house and area should not be significantly harmed by
these works.

The proposed development therefore accords with Core Strategy policies SP1 and DM1 as its
Impact upon visual amenity is considered to be minor.

Residential amenity — given that the extension would be single-storey and located at the
southwest edge of the property, the proposal should not cause an undue loss of light for
neighbouring residents. Moreover, its blank side wall should ensure that the privacy of
neighbouring residents is not compromised.

The proposed extension is therefore considered acceptable in regard to its minimal impact upon
residential amenity, thereby according with Core Strategy policies SP1 and DM1 as well as
policy DC1 of the UDP.

Waste - the storage of bins would be unaffected by this proposal as adequate space and
access to the rear is retained, therefore the bins could be screened from the street scene, which
accords with policies EN19 and DM1 of the Core Strategy.

Parking — the current parking arrangements would be unaffected by this proposal.

Conclusion — given the above issues, it is considered that the proposal is acceptable in terms
of its principle, siting, scale and massing, appearance and visual amenity, residential amenity,
waste storage and parking as it broadly complies with policy DC1 of the UDP, policies DM1,
SP1, EN1 and EN19 of the Core Strategy and chapter 12 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 planning application. No significant
problems have arisen during the consideration of this application and the application has been
determined in a timely manner, in accordance with the policies with the Development Plan.

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 drawings
labelled:

-'Location Plan’, numbered '1', stamped as received by the City Council as Local Planning
Authority on the 1st February 2023.

-'Proposed Floor Layout', numbered '2', stamped as received by the City Council as Local
Planning Authority on the 1st February 2023.



-'Proposed Elevations', numbered '3', stamped as received by the City Council as Local
Planning Authority on the 1st February 2023.

Reason - To ensure the development is carried out in accordance with the approved plans,
pursuant to Policies SP1 and DM1 of the Core Strategy.

3) The materials to be used on the external surfaces of the extension hereby submitted shall
match those of the existing dwellinghouse in type, size, colour and texture.

Reason- To ensure the appearance of the building to be extended is not adversely affected by
the materials to be used in the construction of the extension, pursuant to saved policies DC1.1,
DC1.2, and DC1.4 of the Unitary Development Plan for the City of Manchester and policy DM1
of the Manchester Core Strategy.



Appendix 1 — List of consultees & neighbours notified

3 Elmfield Avenue, Manchester, M22 4JA

8 Overwood Road, Manchester, M22 4JB

6 Overwood Road, Manchester, M22 4JB

4 Rangemore Avenue, Manchester, M22 4JU
4 Overwood Road, Manchester, M22 4JB

2 Overwood Road, Manchester, M22 4JB

10 Overwood Road, Manchester, M22 4JB

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
Area Team Boundary - Name: SOUTH AREA



