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1.0 INTRODUCTION 

 

This document is prepared in support of a Full Planning Application, for the replacement of the existing roof 
and a new ground floor canopy. The existing roof is a slate double pitched roof with dormer windows 
housing three single bed flats and the ground floor comprises of three Class E units. The applicant wishes 
to enlarge the roof space by forming a flat roof extending to the edge of the property, which will increase 
the existing flats areas and allow two of them to become 2 bed flats. The canopy/veranda will extend the 
external seating/display area available to the retail units at ground floor and enhance their commercial 
attractiveness. 
 

2.0 CONTEXT 

 

2.1 physical - The Existing building is currently a mixed use development of 6 flats over two floors 

above 165m2 of class E retail space. The 3 storey brick building has a south facing curved front 
façade prominently overlooking the cross roads junction of Slade Lane and Moseley Rd. There is a 
large swathe of privately owned space in front of the façade currently delineated by trough planters 
and bollards, and occasionally used for outdoor seating by the current Café (now closed for 
refurbishment awaiting the outcome of the application)  
 
The site is has a small yard to the rear accessed from the service alley to the side of the site on 
Moseley Rd. The road junction has recently undergone an upgrade to widen the footpath and 
create safer cycle lanes and rain gardens.  The addition of the verandah would not impact the trees 
and landscaping of the new junction and would enhance the public area and perception of this 
major junction. 

 

2.2 SOCIO ECONOMICS – The current retail offer in this area is of a secondary nature and for local 

convenience retail only. The property was until recently residential on the ground floor but this did 
not work out and caused many social concerns with rubbish and parking on the pavements. The 
larger retail unit created by the applicant has been open as a café until recently, with the smaller 
units being a Barbers and a proposed Launderette.   The attractiveness of the retail units would be 
greatly enhanced with a covered outdoor seating area and allow a better offer for the 
café/restaurant unit. The verandah would also allow a more secure and covered entrance to the flat 
units providing space for bin and cycle storage. The applicant wishes this key corner site to be a 
more attractive place to view and visit, taking advantage of the open south facing views. 
 

2.3 PLANNING POLICY – Manchester Council encourages prominent corner sites to be developed 

sensitively and in keeping with the surrounding area. There are many similar corner sites in 
Withington, Chorlton and Didsbury that have external verandahs and feature roof extensions.  This 
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site is in a mixed residential and retail area and is well served for transport and amenity, and will 
add to the retail and residential offer in the area.  
The site is on the western edge of Levenshulme ‘Local Centre’ and contributes to the principles of 
development outlined in SP1 of The Manchester Core Strategy 2012-2027 .  
Policy EN1 encourages the reinforcement of a sense of place and local character, by good high 
quality urban design. The new proposal respects the scale and form of the existing buildings, and 
provides new street frontage, strengthening and improving the street scene on Slade lane. 
Policy DM1 calls for good design, low environmental impact, high energy efficiency, good security 
and access, with good internal accommodation and amenity. The proposals seek to achieve these 
standards and exceed where possible.  

 

 View north along Slade Lane as existing. 

 
Aerial View of Junction retail area 

 
 

 

 

 

 

 

 

 

 

 

 

 

3.0 DEVELOPMENT PROPOSALS 

 

3.1 Design context _ The applicant wishes to develop the property to increase the size of the 

second floor flats and make the roof more resilient to heavier rainfall and be easier to maintain. The 
current roof is complex in structure 
with valleys and parapet gutters that 
are past their useful life. The adjacent 
view was cited by the applicant as a 
design precedent for the proposal. 
However an additional floor level was 
ruled out in discussions with the 
Planners. A flat mono pitch roof was 
seen as acceptable in earlier 
discussions. 

 
 
The new development seeks to retain the scale of the existing property, retaining the roof ridge 
height whilst simplifying the structure to a single mono pitch with overhanging eaves taking the 
water away from the existing building fabric. A more modern approach to materials and form is 
proposed, but it will be still in keeping with the local scale and form. 
The verandah/canopy will also provide balcony amenity space for the existing first floor flats and 
allow julliette balconies to the second floor units. 

SITE 
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3.2 SCALE_ The new development, whilst it is 3 storeys in scale, does not rise above the adjacent two 

storey unit. The roof line is not over dominant of the existing neighbouring buildings. 
 

 
 

 

3.3 Layout_ The extended flats on the second floor will be accessed as previously and have similar 

layouts, but will now have two bedrooms and larger living areas with full height windows and 
Juliette balconies. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
  
 
 
 
 
The ground floor canopy will allow the front entrance to the upper level flats to have a covered and 
secure external porch area, with enclosed space for waste bins and fixings to secure bicycles. 
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3.4 Appearance _  

The proposal will use matching facing brick for the gable end and retain the stone work features to 
the parapets. The roof will be profiled metal decking in a light grey with PPC pressed metal fascias 
and soffits. The façade will be vertical slate hanging to match surrounding roof finishes. 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

3.5  Environmental - Environmental Sustainability. 

This development will seek to achieve high levels of insulation and air tightness, over and above 
the basic Building Regs standards, thereby reaching the Council’s objective for sustainability. 
This will be achieved by including the following features into the design: 

 The use of low energy lighting throughout. 

 Careful design of the external fabric to achieve high levels of insulation and low levels of 
air permeability and to better the standards as required by the most recent version of Part 
L of The Building Regulations (adopted June 2022). 

 Potential use of solar water heating and photovoltaic panels to reduce energy 
consumption. 

 Wherever possible by sourcing all building materials locally and always responsibly. 

 By providing waste storage facilities that allow segregation of recyclable materials and 
which achieve the requirements of Manchester City Council. 

 By generally designing the property to provide good, spacious adaptable accommodation 
which will encourage families to live in them for, ideally, their whole lifetime thereby 
achieving the aim of The Lifetime Homes Initiative. 

 By enhancing a ‘brownfield’ site of low ecological value and which is in a sustainable 
location. 
 

From the Environment Agency Flood Risk Map the site does not appear to be in a flood risk area. 
 

 

4.0 Access 

 

4.1 Parking and transport links – The site is within easy walking distance of major bus routes 

into and out of Manchester centre and to local facilities. Levenshulme Train station is less than a 
kilometer away and there are several dedicated cycle routes in the area. It is in a level 5 area of 
accessibility.  
There are no existing dedicated parking spaces for the property and none are proposed. The local 
schools, sports facilities and retail outlets all within easy walking distance and there is ample street 
parking for visitors. 
  

4.2 Inclusive access – The existing dwellings have level access and an ambulant disabled 

accessible staircase, provision of a lift not being practical for the small number of units and the size 
of the site. The staircase is straight and will be wide enough for a future chair lift to be installed if 
required.  
 
 

5.0 consultations  

 

A  Planning consultation meeting with senior members was carried out on 39
th
 June 2025 – notes of which 

were recorded in an email of the 9
th
 July 2025 from the architect to all present. This meeting accepted the 

principle of the roof extension and verandah, but reserved judgment on the detail design. (see appendix A) 
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DESIGN & ACCESS STATEMENT 
 

6.0 WASTE MANAGEMENT STRATEGY 

 

The flats will have a shared bin storage area of a min of 2.58m2 ( 0.43m2 x 6) to the front porch area, with 
access to the front pavement on Slade lane for council waste disposal pick up days. This space will be 
sufficient for 3no.240L General waste bins; 2no.240L paper and card bins; 2no.240L other recycling; and a 
140L food waste bin. 

 
  
 
 
 
  

Bin route & 
pick up point 

The class E commercial units have a shared bin storage area to the rear of the property, with 
access to the front pavement on Mosley Road for Council waste and Commercial waste disposal on 
pick up days. This space will be sufficient for 1no.360L General waste bins; 1no.360L paper and 
card bins; 1no.360L other recycling; and 1no.360L food waste bin. (See Appendix B for Proforma) 
 

Bin route & 
pick up point 
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APPENDIX A 
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APPENDIX B 
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 Waste management Proforma 

 

 


