3. MANCHESTER
Y& CITY COUNCIL
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Delegated officer report for planning application

Application no. 133083/F0O/2022
Date registered valid: 11 April 2022
Proposal: Erection of two storey roof extension to create ancillary live/work

accommodation above existing shop with addition of emergency
staircase to rear

Address: 139 Wilmslow Road, Manchester, M14 5AW

Ward(s): Rusholme Ward

Applicant: Mr. Chaudri Taugeer 139 Wilmslow Road, Manchester, M14 5AW

Agent (if any): Mr Amjad Tahir Aeys Associates Uk Ltd 173 Dickenson Road ,
Manchester, M13 OYN

Case officer: Janet Lawless

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

Recommendation: Approve
Date of recommendation: 22 July 2022



Application details

Type of application: Full Application Consent
Development type: Minor Other
Date of site visit: 29" June 2022

Standard consultations:
Printed: 19 April 2022 Expired: 10 May 2022

Neighbour notifications
Printed: 19 April 2022 Expired: 10 May 2022

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

This application relates to a single storey mid parade terraced property. The property is in use
as a jewellers. To the rear is an open plan yard area and the property shares a communal area.
There appears to be the remnants of an advertisement display board at what would be first floor
level.

The property sits on the east side of Wilmslow Road within Rusholme District Centre south of
the junction with Thurloe Street. Adjoining to the north is a three storey commercial property, the
use of the upper floors of which is unknown. Adjoining to the south is a two storey building with
a third floor in the roof void. This is also in commercial use to the ground floor, with the use of
the upper floors being unknown. At the rear of the property is the communal service area,
beyond which is a public car park separated by a brick wall topped with piers and railings.

There are further commercial properties facing the site across Wilmslow Road.

Listed building:  Not applicable

Conservation area: Not applicable
Tree Preservation Order: Not applicable
Description of area

The area is located with the Rusholme District centre which comprises of a mix of commercial
properties, with some residential on the side roads.

Description of development

Consent is sought to erect a first and second floor above the existing ground floor containing
working and living space with caretakers accommodation forming the residential element. The
submitted drawings also show that the rear section of the existing building will be rebuilt. The
proposed second floor would now have a dual pitched roof with parapet gables to the front and
rear. In addition to the extension, there is also an escape staircase to be constructed on the rear
of the property to serve as emergency access / egress.




The front elevation would contain 4 windows over the first and second floors two on each, whilst
the rear elevation would contain three windows and a door. There would be a door on the
ground floor rear which is the access point for the upper floors. Following reconfiguration of the
ground floor, the space would accommodate an increased sales area in the retained part of the
building, a locker room and W.C facilities together with a shared entrance lobby in the rebuilt
rear section. The first floor would comprise of workspace, and storage facilities with an office
and the caretakers flat being accommodated on the second floor. The flat would comprise of an
office, a kitchen, W.C and a bathroom. Access to the flat would be from the front of the property
as it is accommodation for a staff member. Refuse is proposed to be stored in the rear
communal area and would be taken out through the rear door.

Planning permission was granted for the erection of a first floor extension in January 2022
reference: 130980/F0O/2021, this has not been implemented.

Consultations & Notification Responses

Local Residents / businesses were informed no representations have been received.

Environmental Health- no objections subject to the attachment of conditions relating to
construction hours. waste management and acoustic insulation.

Rusholme Business Association- no comments received
Issues

Core Strategy

The relevant Core Strategy policies are SP1 H5 and DM1

Policy SP1 sets down the spatial principals that guide development in the City.

Policy H5 establishes the principle of high density mixed developments in district centres.
Policy DM1 seeks to protect the amenity of an area from the adverse impact of development.

Issues

Principle

The principle of this development was established with the granting of the 2013 permission.
This was reinforced by the approval of the application in January 2022. Notwithstanding the
passage of time the principle of creating residential accommodation above commercial uses in
district centres remains acceptable.

Development Plan
The development plan for the City remains unchanged since the original consent was granted.
The NPPF has changed in this time but not so as to affect this development.

Scale

The extension and gable roof line mirrors that of the neighbouring property to one side with the
height being in line with the properties either side. There is an eclectic mix of roof types,
materials and heights within the vicinity of the proposal site, and within the rest of the parade
which is not uniform. On balance the scale of the proposed extension is considered acceptable.

Design
There are no design issues with the proposed development.

Security



The primary access to the flat will be taken from the frontage off Wilmslow Road, and then
through the shop to the rear staircase which accesses the upper floors.into the rear area. This
is possible because the caretaker will be a member of staff and it is therefore linked to the
ground floor commercial business. There is an emergency access/ egress to the rear of the
property, however this is for secondary purposes in case of emergency and as access to the
refuse storage area and for fire escape purposes.

The applicant states that the reason for a first and second floor extension is to provide
additional security to the jewellers. There have been attempts to gain entry through the flat roof
previously. The applicant believes that by the addition of the further floors, together with a
resident staff presence, it will reduce this occurrence.

In light of the above, it is considered that the security arrangements are satisfactory. A condition
will be attached to any consent granted restricting the occupation of the accommodation to only
be used in association with the ground floor commercial use and not used as a

self-contained unit."

On balance therefore it is considered that subject to the condition attached to the previous
consent in respect of occupancy and a condition requiring the provision of CCTV and lighting
the scheme is acceptable.

Residential Amenity
There is no residential accommodation in the immediate area that would be impacted upon by
the proposed extension.

Visual Amenity

The introduction of the further two floors above would improve the visual aesthetics of the
property, bringing it more in line with the style of the neighbouring developments, and it it is
considered that it would present a visual improvement when considered against the existing
elevation.

Refuse

Environmental Health have expressed concern about the need to provide segregated waste
storage arrangements for the proposed development. At present all of the properties store there
refuse in an ad hoc manner in the service area. This has previously been accepted. A condition
is proposed requiring the development to ensure that separate arrangements are made for the
living accommodation and commercial use.

Parking.

No parking is provided although it appears that the service area is used for parking. However,
as this is a district centre location with good access to transport it is considered that the lack of
parking is not significant.

Conclusion.

There have been no material changes to the development plan since the granting of the original
consent in 2013. On balance therefore subject to the imposition of appropriate conditions the
scheme is considered acceptable.

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 accordance with policy in particular policies DC1 and DM1 with the attachment of
appropriate conditions.

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:

AAO02- Proposed floor and roof plan received 20th June 2022

AAO03- Existing and Proposed Elevations received 11th April 2022

AAO04- Existing and Proposed Side Elevation received 11th April 2022

AAO05- Existing and Proposed Side Elevation received 11th April 2022

Location Plan

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

3) The materials to be used on the external surfaces of the extension hereby permitted shall
match those of the existing building in type, size, colour and texture, including patching in and
mortar as stated on the householder application form.

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.

4) Prior to first occupation a scheme for the segregated storage of the residential and
commercial waste shall be submitted to and approved in writing by the City Council. The
approved scheme shall be implemented before first occupation and maintained in perpetuity.



Reason- To ensure that there are satisfactory arrangements for the storage of refuse pursuant
to Core Strategy policy DM1.

5) a) Before the development commences a scheme for acoustically insulating the proposed
residential accommodation against noise from external equipment shall be submitted to and
approved in writing by the City Council as local planning authority. There may be other actual or
potential sources of noise which require consideration on or near the site, including any local
commercial/industrial premises. The approved noise insulation scheme shall be completed
before any of the dwelling units are occupied.

Noise survey data must include measurements taken during a rush-hour period and night -time
to determine the appropriate sound insulation measures necessary. The following noise criteria
will be required to be achieved:

Bedrooms (night time - 23.00 - 07.00) 30 dB LAeq (individual noise events shall not exceed 45
dB LAmax,F by more than 15 times)

Living Rooms (daytime - 07.00 - 23.00) 35 dB LAeq
Gardens and terraces (daytime) 55 dB LAeq

b) Prior to first occupation of the residential units, a verification report will 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 the internal 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 internal noise criteria.

Reason: To secure a reduction in noise from traffic or other sources in order to protect future
residents from noise disturbance, pursuant to Core Strategy policy DM1 and saved Unitary
Development Plan policy DC26

6) The first and second floor living accommodation hereby approved shall not be used as self -
contained residential unit and shall only be used for purposes ancillary to the use of 139
Wilmslow Road as residential accommodation within the meaning of Class C3A of the Town
and Country Planning (Use Class) Order 2010.

Reason - To use the property for any other use, or as a self- contained residential unit with
separate rear access would lack the necessary natural surveillance and leave the property
vulnerable to criminal activity, pursuant to policies DM1 and SP1 of the Manchester Core
Strategy.

7) The development hereby approved shall incorporate measures, including but not limited to
the provision of CCYTV and lighting to improve security of the rear entrance to the property.

Reason - To reduce the risk of crime pursuant to policies SP1 and DML1 of the Core Strategy
and to reflect the guidance contained in the National Planning Policy Framework.

Informatives

1) CONSTRUCTION HOURS



Construction works shall be confined to the following hours unless otherwise agreed in writing
by the City Council as local planning authority:

Monday - Friday: 7.30am - 6pm
Saturday: 8.30am - 2pm

Sunday -Bank holidays: No work

Appendix 1 — List of consultees & neighbours notified

Environmental Health
Rusholme Business Association

135A Wilmslow Road, Manchester, M14 5AW

135 Wilmslow Road, Manchester, M14 5AW

Flat 216, Park Hall, Thurloe Street, Manchester, M14 5SG
Flat 215, Park Hall, Thurloe Street, Manchester, M14 5SG
Flat 214, Park Hall, Thurloe Street, Manchester, M14 5SG
Flat 213, Park Hall, Thurloe Street, Manchester, M14 5SG
Flat 212, Park Hall, Thurloe Street, Manchester, M14 5SG
Flat 211, Park Hall, Thurloe Street, Manchester, M14 5SG
Flat 210, Park Hall, Thurloe Street, Manchester, M14 5SG
Flat 209, Park Hall, Thurloe Street, Manchester, M14 5SG
Flat 208, Park Hall, Thurloe Street, Manchester, M14 5SG
Flat 207, Park Hall, Thurloe Street, Manchester, M14 5SG
Flat 206, Park Hall, Thurloe Street, Manchester, M14 5SG
Flat 205, Park Hall, Thurloe Street, Manchester, M14 5SG
Flat 204, Park Hall, Thurloe Street, Manchester, M14 5SG
Flat 203, Park Hall, Thurloe Street, Manchester, M14 5SG
Flat 202, Park Hall, Thurloe Street, Manchester, M14 5SG
Flat 201, Park Hall, Thurloe Street, Manchester, M14 5SG
Flat 200, Park Hall, Thurloe Street, Manchester, M14 5SG
Flat 117, Park Hall, Thurloe Street, Manchester, M14 5SG
Flat 116, Park Hall, Thurloe Street, Manchester, M14 5SG
Flat 115, Park Hall, Thurloe Street, Manchester, M14 5SG
Flat 114, Park Hall, Thurloe Street, Manchester, M14 5SG
Flat 113, Park Hall, Thurloe Street, Manchester, M14 5SG
Flat 112, Park Hall, Thurloe Street, Manchester, M14 5SG
Flat 111, Park Hall, Thurloe Street, Manchester, M14 5SG
Flat 110, Park Hall, Thurloe Street, Manchester, M14 5SG
Flat 109, Park Hall, Thurloe Street, Manchester, M14 5SG
Flat 108, Park Hall, Thurloe Street, Manchester, M14 5S5G
Flat 107, Park Hall, Thurloe Street, Manchester, M14 5SG
Flat 106, Park Hall, Thurloe Street, Manchester, M14 5SG
Flat 105, Park Hall, Thurloe Street, Manchester, M14 5SG
Flat 104, Park Hall, Thurloe Street, Manchester, M14 55G
Flat 103, Park Hall, Thurloe Street, Manchester, M14 5SG
Flat 102, Park Hall, Thurloe Street, Manchester, M14 5SG
Flat 101, Park Hall, Thurloe Street, Manchester, M14 5SG
Flat 100, Park Hall, Thurloe Street, Manchester, M14 55G



Flat 4, Park Hall, Thurloe Street, Manchester, M14 55G
Flat 3, Park Hall, Thurloe Street, Manchester, M14 5S5G
Flat 2, Park Hall, Thurloe Street, Manchester, M14 55G
Flat 1, Park Hall, Thurloe Street, Manchester, M14 5SG
Flat 18, Park Hall, Thurloe Street, Manchester, M14 5SG
Flat 17, Park Hall, Thurloe Street, Manchester, M14 5SG
Flat 16, Park Hall, Thurloe Street, Manchester, M14 5SG
Flat 15, Park Hall, Thurloe Street, Manchester, M14 5SG
Flat 14, Park Hall, Thurloe Street, Manchester, M14 5SG
Flat 12, Park Hall, Thurloe Street, Manchester, M14 5SG
Flat 11, Park Hall, Thurloe Street, Manchester, M14 5SG
Flat 10, Park Hall, Thurloe Street, Manchester, M14 5SG
Flat 9, Park Hall, Thurloe Street, Manchester, M14 5SG
Flat 8, Park Hall, Thurloe Street, Manchester, M14 5SG
Flat 7, Park Hall, Thurloe Street, Manchester, M14 5SG
Flat 6, Park Hall, Thurloe Street, Manchester, M14 5SG
Flat 5, Park Hall, Thurloe Street, Manchester, M14 5SG
145 - 153 Wilmslow Road, Manchester, M14 5AW

137 Wilmslow Road, Manchester, M14 5AW

141 - 143 Wilmslow Road, Manchester, M14 5AW

96 Wilmslow Road, Manchester, M14 5BJ

90 Wilmslow Road, Manchester, M14 5AL

92 Wilmslow Road, Manchester, M14 5AL

Park Hall, Thurloe Street, Manchester, M14 5SG

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

Coal Authority - Development Low Risk - Name: DEVELOPMENT _LOW_RISK_AREA
Susceptible to Surf Water Flood (Less) -

Susceptible to Surf Water Flood (Middle) -

Area Team Boundary - Name: SOUTH



