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Planning
Delegated Officer Report
Summary of application details
	Application reference:
	PLA-2026-000529

	Application type:
	Full planning permission

	Proposal:
	Erection of 2 lock-up garages matching the design and appearance of the existing garages.

	Site address:
	Garages at rear of nos. 9 - 13 Thorncliffe Grove Manchester M19 3LS

	Ward(s):
	Levenshulme

	Date application valid:
	29 May 2026

	Applicant name:
	Ms Stephanie Smythe

	Agent (if any):
	Miss Bryony Lee

	Case officer:
	Katie Raw

	Recommendation:
	Approve 

	Date of recommendation:
	21 July 2026 



Description of site, building and/or area
The current application relates to Garages at rear of nos. 9 - 13 Thorncliffe Grove Manchester M19 3LS within the south Manchester ward of Levenshulme. The application site is accessed via a passageway off Thorncliffe Grove which has been subject to a legal alley gate closure. The site relates to a gap between the existing freestanding garages number 5 and 6. There is currently 9no. freestanding garages on the site. The site at the time of the site visit consists of hard landscaping with hedges and shrub.

The site bounds the head of the cul-de-sac of Fairbourne Road to the east, properties along Thorncliffe Grove to the south, the rear of properties along Roseneath Avenue to the west and the continuation of the alleyway to the north. 

The surrounding area is residential in character. 

Description of development
The current application seeks planning permission for the erection of 2 lock-up garages matching the design and appearance of the existing garages.

The 2 garages would be sited in-between existing garages number 5 and 6. There would be 11no. garages in total. 

The garages would face in the direction of the rear of properties along Roseneath Avenue. 
In totality, the 2no. garages would have approximate dimensions of Height: 2.5 x Length: 5.3 x Width: 5.3 metres. 

The roof of the garage would be sloped with the highest part of the garage sited against the eastern boundary of the site.

Materials to be used for the proposal have been listed as:
Blockwork to match existing garages
Roller metal Garage Door to match existing garages 
Corrugated Metal Roof to match existing garages
uPVC RWP
uPVC Gutter. 

Relevant planning history
	086434/VO/2008/N2- CITY COUNCIL DEVELOPMENT Erection of 2.4 metre high double gates to alleyways at the side of 30 Roseneath Avenue and between 7 & 9 Thorncliffe Grove.
Approved 6 June 2008. 



Consultation, notification and publicity responses
Consultations

Highway Services

Highways provided the following comments:
Highways require clarification regarding the proposed use of the garages, as it is unclear whether they are intended solely for storage purposes or whether they will be used for vehicle parking, necessitating direct vehicular access. Highways note that the existing alleyway serving the garages is relatively narrow, and access may be further constrained by the storage and presentation of refuse bins. Consequently, further information is required to demonstrate that safe and practical access can be achieved.

Informatives relating to highway arrangements were suggested. 

Further comments received 13 July 2026:
On the basis the development is for storage, Highway Services raise no objection to the proposal, subject to the condition that no inflammable materials are stored within the premises.


Notifications and publicity

2no. objections were received from local residents. The concerns raised can be summarised as follows:
· The garages as existing are not available to local residents and little information can be found for the use/ owners of such garages.
· The existing garages give rise to noise and disturbance- revving of bike engines and such impact would be worsened by the addition of 2no. further garages.
·  Trees on the site were professionally felled two years ago resulting in some loss of shade and biodiversity.
· Concern with security if additional people have access to the alleyway. 

Negotiations
Clarification was sought from the agent in respect to the proposed use of the garages, and any BNG contributions as a result of the development.

Relevant policies
The National Planning Policy Framework (NPPF) (December 2024) 

The document sets out the Government's Planning Policies for England and how these are expected to be applied. At the heart of the Framework is a presumption in favour of sustainable development in terms, "For plan-making" and "For decision-taking", (paragraph 11). 
Paragraph 8 - Achieving sustainable development means that the planning system has three overarching objectives, which are interdependent and need to be pursued in mutually supportive ways (so that opportunities can be taken to secure net gains across each of the different objectives): 
a) an economic objective, 
b) a social, and 
c) an environmental objective. 

The following specific policies are considered to be particularly relevant to the proposed development: 
Chapter 6. Building a strong, competitive economy 
Chapter 12. Achieving well-designed places 


[bookmark: _Hlk216878723]Draft National Planning Policy Framework (16th December 2025)

The government has published a consultation National Planning Policy Framework which is intended to improve housebuilding rates through a clearer, more predictable and faster policy basis for decision and plan making.  

Of relevance to the application proposals the draft NPPF makes it clear that local planning authorities should amongst other things: 
-Work with the applicant in a positive and proactive manner, where necessary seeking solutions to problems arising from initial proposals, to enable a timely decision. 
-Take account of planning matters raised during any pre-application engagement, including any positive responses to this engagement, as well as representations on the proposals. 
-Decisions on development proposals should apply a presumption in favour of sustainable development and this means that for development within settlements should be approved unless the benefits of doing so would be substantially outweighed by any adverse effects, when assessed against the national decision-making policies in this Framework.

[bookmark: _Hlk216881506]The following specific policies are considered to be particularly relevant to the proposed
development:
E2: Meeting the need for business land and premises (Chapter 7. Building a strong, effective economy) 
DP3: Key principles for well-designed places (Chapter 14. Achieving well-designed places)
TR3: Locating development in sustainable locations (Chapter 15. Promoting sustainable transport)


The Manchester Core Strategy Development Plan Document 2012-2027 ("the Core Strategy") was adopted by the City Council on 11th July 2012, updated March 2024 following adoption of Places for Everyone Joint Development Plan 

The Core Strategy is the key document in Manchester's Local Development Framework. It replaces significant elements of the Unitary Development Plan (UDP) as the document that sets out the long term strategic planning policies for Manchester's future development. Of relevance are: 
Policy DM1 (Development Management); 
Policy SP1 (Spatial Principles) (partially superseded by PfE);
Policy EC1 (Employment and Economic Growth in Manchester) (partially superseded by PfE);
Policy EC2 (Existing Employment Space);
Policy EC8 (Central Manchester);
Policy EN1 (Design Principles and Strategic Character Areas). 


Unitary Development Plan (1995)

Saved Policies Large elements of the UDP have been superseded by the Core Strategy. The following saved policies are of relevance in the consideration of this application: 

DC26.1 states the Council intends to use the development control process to reduce the impact of noise on people living and working in, or visiting, the City. In giving effect to this intention, the Council will consider both: a. the effect of new development proposals which are likely to be generators of noise; and b. the implications of new development being exposed to existing noise sources which are effectively outside planning control. 

DC26.2 states new noise sensitive developments (including large scale changes of use of existing land or buildings) such as housing, schools, hospitals, or similar activities, will be permitted subject to their not being in locations which would expose them to high noise levels from existing uses or operations, unless the effects of the noise can realistically be reduced. In giving effect to this policy, the council will take account both of noise exposure at the time of receiving a planning application and of any increase that may reasonably be expected in the foreseeable future. 

DC26.4 states where the council believes that 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, it will in either case require the applicant to provide an assessment of the likely impact and of the measures he proposes to deal satisfactorily with it. Such measures might include the following a) engineering solutions, including reduction of noise at source, improving sound insulation of sensitive buildings or screening by purpose-built barriers b) layout solutions, including consideration of the distance between the source of the noise and the buildings or land affected by it and screening by natural barriers or other buildings or noncritical rooms within a building; and c) administrative steps, including limiting the operating times of the noise source, restricting activities allowed on the site or specifying an acceptable noise limit. Any or all these factors will be considered appropriate for inclusion in conditions on any planning permission 

DC26.5 states the council will control noise levels by requiring, where necessary, high levels of noise insulation in new development as well as noise barriers where this is appropriate. 


Guide to Development in Manchester Supplementary Planning Document and Planning Guidance, Adopted April 2007 

The Guide aims to help to develop and enhance a unique and positive sense of place within Manchester and its neighbourhoods. The guidance is grouped under seven key principles recognised by CABE as being those urban design characteristics which create successful places. These are: character and context, continuity and enclosure, ease of movement, quality of the public realm, diversity, legibility, and adaptability. It advises that high quality design is a vital attribute of successful neighbourhoods. 

Of relevance are paragraphs 2.3, 2.7, 2.14 and 2.16. 


Places for Everyone (2022-2039) 

Places for Everyone is a long-term plan of nine Greater Manchester districts for jobs, new homes, and sustainable growth. It has been published by the GMCA on behalf of the nine districts and took effect and became part of the statutory development plan on March 21, 2024. The Plan and its policies are now a material planning consideration in the determination of planning applications. The Plan and its policies must therefore be given full weight in the planning balance. 

The following policies are relevant:
JP- S1- Sustainable development.

Assessment
Principle of Development

The current application seeks planning permission for the erection of 2 lock-up garages matching the design and appearance of the existing garages. The proposal would offer an additional 2no. garages and has been confirmed during the course of the application the garages would be used for storage. On the basis the remainer of the site is subject to such garages, the addition of 2 further garages would not give rise to concern, and in this instance the principle of development can be supported. The proposal is considered to support the general thrust of provisions within policy DC1 of the UDP and Core Strategy policies SP1 and DM1. However, consideration must be given to the proposal's appearance, impact on the visual amenity of the area and impact on the neighbouring properties residential amenity. 


Residential Amenity 

The applicant site is surrounded by residential accommodation to the east, south and west. Given the proposed height of the structure (2.5 metres) and given the garages would sit within the context of the development and separated from the boundaries of the nearest residential properties, it is not considered the proposal would give rise to adverse overbearing, loss of light or adverse residential amenity implications.

During the course of the application, the agent confirmed the garages would be for storage purposes only. A condition to this effect would be attached to any approval granted to ensure the garages do not become used in a commercial manner, or for any other manner. This would protect the amenities of the surrounding occupier.

One neighbour made reference to the existing garages giving rise to noise and disturbance from the revving of bike engines, and that such impact would be worsened by the proposal. Given the proposed use has been confirmed and would be conditioned as being for storage only, it would be considered onerous to impose a condition on any approval granted in respect of noise and acoustic attenuation. Further, Environmental Health legislation could be used in circumstances for the break out of noise. 

Neighbours also note the garages are not available to local residents and little information can be found for the use/ owners of such garages. Such is not considered to be a planning matter and should be explored beyond the remit of planning. Neighbours also had concerns with security if additional people have access to the alleyway. Such matter should be dealt with by the developer and users of the proposed storage. 

On review, the proposal is not considered to give rise to harm in respect of residential amenity and so is considered pursuant to the City Council’s Planning Policies SP1 and DM1 of
the Manchester Core Strategy (2012), the Guide to Development in Manchester SPD and the National Planning Policy Framework.


Visual Amenity 

The 2 proposed garages would be visible from the first floor rear windows of properties along Roseneath Avenue, and more indirect views would be felt from the rear of properties 9-13 Thorncliffe Grove and oblique angles from properties along Fairbourne Road. 

However, as existing those aforementioned neighbours already see the existing 9no. garages and so the addition of 2 additional garages is not considered to give rise to visual amenity. Any visual impact is also mitigated by the proposal matching the size and materials of the existing garages. 

As such the proposal is pursuant to the City Council’s Planning Policies SP1 and DM1 of
the Manchester Core Strategy (2012), the Guide to Development in Manchester SPD and the National Planning Policy Framework, in relation to visual amenity.


Design, Siting, Scale and Appearance

The 2no. garages would be positioned between garages 5 and 6. Given the existing gap and the existing form of development, such location is considered appropriate for new development. 

The proposed design would be the same as existing and so considered appropriate. The height of the structure would be limited to 2.5 metres and so is not considered overly large or overbearing. Materials have been listed previously within the report but would match those used at the other garages and so considered to ensure a sympathetic addition to the property. A materials condition to this effect would be attached to any approval granted. 

The design can be considered acceptable, pursuant to Policy EN1 and DM1 of the Core Strategy.


Trees and BNG 

During the course of the application, 1no. neighbour made comment that the trees on the site were professionally felled two years ago resulting in some loss of shade and biodiversity. It is noted that the site does not sit within a Conservation Area and there are no trees on the site or historic TPO status trees, and so such felling cannot be controlled by the planning system.

In respect of BNG, the developer claims the de minimis exemption- although the development will have a 28sqmt footprint, there would be no loss of habitat. However, on site, the land consisted of hard landscaping with hedges and shrub. Anymore than 25 square metres (5m by 5m) of on-site habitat within the red line boundary or 5 metres of on-site linear habitats such as hedgerows is considered to go over the limit for claiming the de minimis exemption. In this case, it is not considered the amount of soft landscaping and habitat on site would meet such triggers and as such, no further information is requested in respect of BNG. 

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 Article 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.

	Article 35 Declaration
The proposal was assessed with regards to policies outlined in the National Planning Policy Framework, Unitary Development Plan Saved Policies, Local Development Framework Core Strategy Development Plan and other material considerations. In this instance officers have worked with the applicant in a positive and proactive manner, guided the applicant through issues arising with the application and appropriate conditions have been attached to the approval granted.




Recommendation: Approve 
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