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Delegated officer report for planning application

Application no. 144908/NMC/2026
Date registered valid: 9 January 2026

Proposal: Non-material amendment to Planning Permission referenced
138643/FH/2023 sought to alter colour and material of proposed site
entrance gate, and materials for construction of adjacent brick pillars.

Address: 162 Palatine Road, Manchester, M20 2QH
Ward(s): Didsbury West Ward

Applicant: Mr & Mrs Patrick & Ciara Cullen

Agent (if any): Mr Simon Miles, S R Miles Ltd

Case officer: Tracie Simpson

Tel: 0161 234 4537
Email: tracie.simpson@manchester.gov.uk

Recommendation: Approve

Date of recommendation: 2"d February 2026




Application details

Type of application: Non-Material Change Application
Development type: Notifications

Date of site visit: Not required

Standard consultations:

No consultations have been printed and sent.
Neighbour notifications

No neighbour notifications have been printed and sent.
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

The site relates to a large two storey detached dwelling house located south of the City Centre in
the Didsbury West ward area of Manchester. The property is occupied over four floors which
includes the basement and roof space. The property lies within a large plot of land with amenity
space to the front side and rear of the property. The property has previously been altered by way
of the addition of rear dormers, conversion of basement and roof space and rear extension.

Listed building:  Not applicable
Conservation area: Albert Park Conservation Area 1988
Tree Preservation Order:



Description of area

The area is predominantly residential in character with a mix property types varying from terraced,
semi detached and large detached properties.

Description of development

The applicant is seeking non-material amendment to Planning Permission referenced
138643/FH/2023 sought to alter colour and material of proposed site entrance gate, and materials
for construction of adjacent brick pillars.

As approved

—_ grey stained timber panelled sliding gate,
with open railed detail in top section
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widened driveway opening with sliding gate

natural stone pillars

Changes Proposed

age green powder coated aluminium sliding gate,
with open railed detail in top section

"WWF s
lamp post 3 telegraph pole
—
existing common brick wall widened driveway opening with sliding gate
with stone coping ,
new portuguese laurel (prunus lusitanica) hedging Brick pillars to match existing existing common brick wall
and timber horizontal lathe screen fence to rear low wall with buff stone coping with stone coping

Consultations & Notification Responses

Not required

Policy and Issues

The following policies are considered relevant in the consideration of this application.

o] Unitary Development Plan (UDP) - The UDP has been superseded by the Core Strategy
Development Plan.

o] Policy DC1 for Residential Extensions is still considered of relevance, in particular policy
DC1.5 - The Council will consider on their merits exemptions to the above policies in the case of
applications from disabled people who may require particular adaptations to their homes.



The Manchester Core Strategy Development Plan Document 2012-2027 ("the Core
trategy") was adopted by the City Council on 11th July 2012.

Policy DM 1 - Development Management

Policy SP1 - Spatial Principles

Policy EN1 - Design Principles

Policy EN 19 - Waste Management

The National Planning Policy Framework (NPPF)
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Places for Everyone Plan (2022 - 2039)

We have assessed the proposal against the following policies of the Places for Everyone Plan.

JP-S1: Sustainable Development
JP-P1 Sustainable Places

This policy outlines how we aim to become one of the most liveable city regions in the world,
consisting of a series of beautiful, healthy, and varied places.

We consider this proposal to accord with the principles of this policy.

Draft National Planning Policy Framework (December 2025) - The National Planning Policy
Framework (NPPF) sets out the Governments' planning policies for England and how these
should be applied. A draft revised NPPF was published for consultation on 16 December 2025.
The consultation period runs for 12 weeks and will close on 10 March 2026.

The draft NPPF proposes significant changes to the structure and content of national policy.
These include a move to Local Plan-style policy sections, a clearer distinction between planning
making and decision-making policies, and the reintroduction of strategic planning through Spatial
Development Strategies. Other notable changes include an expanded presumption in favour of
sustainable development, policies promoting higher densities around transport hubs, and support
for small and medium-scale housing schemes through a new "medium development" category.
The draft also integrates Nation Development Management Policies, strengthens climate change
and biodiversity policies, and introduces measures to encourage clean energy and critical
minerals development.

Once adopted, the revised NPPF will replace the current framework and form a key part of
national planning policy. At this stage, as the document is subject to consultation and has not yet
been finalised, while still a material consideration, it can only be afforded limited weight in the
determination of planning applications. In this instance, the relevant sections is outlined below:

Policy L4(Residential Extensions) - This policy states that development proposals to extend
existing dwelling houses should blend effectively with the existing building and its immediate
surroundings in terms of its scale and form; and maintain acceptable living standards for current
and new occupiers in terms of access to daylight, sunlight, privacy and external amenity space.

Principle

The principle of allowing residents to extend their homes to provide enlarged or improved
accommodation is generally acceptable provided that there is no overriding, undue impact upon
either the character of the property or upon the residential and visual amenity of nearby residential
occupiers.



In this instance the principle of the proposal is considered acceptable and it is not believed that
there are any factors of sufficient weight in amenity terms that would warrant refusal of the
application.

On balance, the proposed extension is deemed to accord with saved policy DC1 of the UDP and
policies DM1 and SP1 of the Manchester Core Strategy.

History relating to 162 Palatine Road

138643/FH/2023 - Recv: 24.11.2023 - Application Approved - 24.01.2024 - Erection of a single
storey rear extension together with raised decking area to form additional living accommodation
and installation of new front boundary treatment.

116441/NMC/2017 - Recv: 17.05.2017 - Application Approved - 08.06.2017 - Non material
amendment to planning permission 111503/FO/2016/S2 to allow for changes to roof

116699/FH/2017 - Recv: 24.07.2017 - Application Approved - 29.12.2017 - Installation of rear
dormer roof extension, together with solar panels and elevational alterations to the rear

111503/FO/2016/S2 - Recv: 20.04.2016 - Application Approved - 09.06.2016 - Erection of a single
storey rear extension and porch and recladding and new window to existing dormer to provide
additional living accommodation

038405 - Recv: 28.12.1990 - Application Approved - 11.04.1991 - Conversion of loft into three
new bedrooms and one bathroom with a dormer window at the rear.

F14488/LA - Recv: 10.10.1980 - Application Approved - 04.02.1981 - Sheltered housing
accommodation comprising a 3-storey block of 6 flats, after demolition of existing house.

Materiality

Section 96A of the 1990 Act (as inserted on 1st October 2009 by sec.190 of the Planning Act
2008) allows a local planning authority in England to make a change to any planning permission
relating to land in its area if it is satisfied that the change is not material. In deciding whether a
change is material, the authority must have regard to the effect of the change, together with any
previous non-material changes, on the planning permission as originally granted.

The application relates to a Non Material Amendment to planning permission 1138643/FH/2023
to alter colour and material of proposed site entrance gate, and materials for construction of
adjacent brick pillars.

The proposed changes are relatively minor and are considered appropriate for its residential
context, this is considered that any harm as the result of the proposal to be less that substantial.

Overall, it is considered that the proposed revisions are of a minor nature and would have no
more impact upon either visual or residential amenity than the approved scheme. The
amendments would accord with policies SP1 and DM1 of the Core Strategy and the National
Planning Policy Framework (NPPF) and saved policy DC1 of the UDP

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

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

1) The proposed amendment is in relation to alter colour and material of proposed site entrance
gate, and materials for construction of adjacent brick pillars.

2) Following an assessment of the details submitted, the Council can confirm that the proposed
amendments are considered to be of a non-material nature and acceptable to the City Council as
the Local Planning Authority. The City Council is satisfied that the proposed changes will have no
significant material impact upon the appearance of the development and it is also considered that
the proposals would not have any impact on the amenity of residential properties or on the visual
amenity of the wider area.

3) The development hereby approved shall be carried out in accordance with the following
drawings and documents:

9th January 2026 numbered 22374 PL203 P2 Existing and Proposed Street Scene Elevations

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

Appendix 1 — List of consultees & neighbours notified
Appendix 2 — Planning constraints

Article 4 Direction - Removal Of PD Rights Change Of Use From Class C3 To Class C4
Conservation Area - Albert Park Conservation Area 1988
Area Team Boundary - Name: SOUTH AREA



