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Planning
Delegated Officer Report
Summary of application details
	Application reference:
	PLA-2026-000769

	Application type:
	Full planning permission

	Proposal:
	Erection of a self-contained 2-bed ground floor residential dwelling to the rear of the existing property, including associated access, amenity space, refuse storage, bin storage, landscape and yard.

	Site address:
	12 Kelstern Square Manchester M13 0XW

	Ward(s):
	Rusholme

	Date application valid:
	12 August 2026

	Applicant name:
	Mrs Sunaban Bibi

	Agent (if any):
	Miss Aysha Utsho

	Case officer:
	Katie Raw

	Recommendation:
	Refuse 

	Date of recommendation:
	7 October 2026 



Description of site, building and/or area
The application site relates to 12 Kelstern Square within the Rusholme ward of south
Manchester. The application site relates to a two storey, semi-detached dwellinghouse built of
red brick with cream render to part of the front elevation. The property sits within a plot with substantial space to the side and has a staggered building line, whereby the entrance to the property is set back 1.9 metres from part of the front elevation of the property. Amenity space to the front of the property consists of hardstanding and amenity space to the side and rear of the property is extensive, measuring 475 square metres (prior to development to the rear).

At the time of the site visit, a single storey rear extension had been constructed although did not match those plans approved under planning ref: 136350/FH/2023. At the time of the site visit, most of the site subject to this application (space to the side and rear) had been covered in black sheeting. 

The surrounding rear is residential in character. 

Description of development
The current application seeks planning permission for erection of a self-contained 2-bed ground floor residential dwelling to the rear of the existing property, including associated access, amenity space, refuse storage, bin storage, landscape and yard.

The agent was advised the LPA did not support the application, nor the principle of development. No number of amendments was considered to make the application acceptable, and the agent was advised of the LPA’s intention to continue to progress with a recommendation for refusal. 
Relevant planning history
	136350/FH/2023- Erection of a single storey rear and part single, part two storey side extension to form additional living accommodation.
Approved 24 April 2023.


Consultation, notification and publicity responses
Consultations
MCC Highway Services

The following comments were received:
The proposed development extends only within the red-line boundary of the site and as such, does not impinge upon the adopted highway. It is accepted that the proposed additional dwelling is unlikely to result in a significant increase in vehicular trips. 

Plans demonstrate that a separate pedestrian access point, from Kelstern Square, will be provided to access the rear property. Verification is required concerning the dimensions of the path/access point. Highways query whether there is sufficient space along the pathway, especially in terms of the resident bins, to enable their manoeuvrability to the designated collection point.

In line with MCC Residential Guidelines, secure, and sheltered, cycle parking should be provided within the curtilage of the site.

There are no proposed changes to the existing on-site car parking provision.  An existing driveway and vehicular crossing is in place, accessed from Kelstern Square. Clarification is sought as to how parking provision will be managed amongst residents.

It is acceptable for refuse to be serviced in-line with surrounding operations. The distance from the resident bin stores to the collection point must be clarified. This should be in accordance with GD04 guidelines.

It is recommended that all fencing / railings adjacent to the adopted highway are visually permeable from a distance of 600mm upwards to ensure adequate visual permeability. The applicant should be advised that all gated accesses will need to provide inward opening gates to ensure they do not impact on the adopted footway or highway.

Highway Services request a construction management plan condition be attached to any approval granted, and suggested wording of informatives. 

MCC Environmental Health

Colleagues in Environmental Health requested the following conditions be attached to any approval granted:
-Construction hours condition
-Waste condition * The Waste Management Strategy submitted with the application is acceptable (space for four bins in the garden area)

Greater Manchester Ecology Unit 

The Team confirmed they had no objections to the proposals on Ecology grounds. 

MCC Flood Risk Management Team 

The Team note records indicate United Utilities public sewer crossing onsite. The LPA should ensure United Utilities are consulted on an approvable Master Plan before determining this planning application.

The Team requested a prior to commencement surface water drainage layout for the development be submitted for approval. 

United Utilities

United Utilities requested the applicant provides a detailed drainage plan, and that United Utilities has the opportunity to review and comment on this plan prior to determination of the application. Should planning permission be granted without the provision of this information United Utilities request a surface water drainage scheme and foul water drainage scheme condition is attached to any approval granted. 

Detailed guidance notes were provided for the developer’s consideration. 

Notifications and publicity
Two objections were received as a result of the neighbour notification process. Concerns raised can be summarised as:
-The garden is not an appropriate place for a separate dwelling, would change the use and character of the space, would result in intensification of the site and would be out of keeping with the established character and pattern of development.  
-The proposed dwelling would be adjacent to privately owned rear gardens. 
-Issues from proposed position of the dwelling- comings and goings, activity and increased noise. 
-Loss of privacy and potential overlooking
-Noise and disturbance- this would be exemplified given proximity of the dwellinghouse to surrounding neighbouring boundaries. 
-Impact on the local environment and character of the area- reduction in garden would result in open character of the site. 
-Isolated and uncharacteristic form of development- no pattern of similar development and could result in an unacceptable precedence for additional similar development. 
-Negative cumulative impact on neighbouring residents. 
-No stated dimensions shown on drawings showing the distance between the proposed dwelling, the Beckfoot Drive boundary and the neighbouring properties.
-Manchester City Council's Residential Quality Guide identifies 20 metres as the normal back-to-back separation distance between residential properties, while recognising that individual proposals must be considered in their particular context. Request consideration is given to separation distances. 

Relevant policies
The National Planning Policy Framework (NPPF) (August 2026)

The document sets out the Government's Planning Policies for England and how these are
expected to be applied. 

The purpose of the planning system is to contribute to the achievement of sustainable development, by managing the use and development of land in the long-term public interest.
Achieving sustainable development means that the planning system has three overarching objectives in providing for the homes, commercial development, facilities and infrastructure which society needs. These objectives are interdependent and need to be pursued in mutually supportive ways (so that opportunities can be taken to secure net gains across all three):
a) an economic objective
b) a social objective and
c) an environmental objective.

The following specific chapters and policies are considered to be particularly relevant to the proposed development:
Chapter 3- Decision-making policies- The objective of the policies in this chapter is to ensure that development proposals are informed by appropriate information and decided in a way which is proportionate, timely and effective. This chapter provides a set of general decision-making policies which should be read with the rest of the thematic policies in the other chapters.
>Policy DM3: Determining development proposals
>Policy DM6: Use of planning conditions and obligations

Chapter 4- Achieving sustainable development- The objective of the policies in this chapter is to meet development needs through sustainable patterns of development, including by maximising the potential for growth on suitable land within settlements, enabling development which will support the rural economy, rural communities and the provision of infrastructure, and limiting development away from settlements to help safeguard the intrinsic character and beauty of the countryside.
>Policy S3: Presumption in favour of sustainable development

Chapter 6- Delivering a sufficient supply of homes- The objective of the policies in this chapter is to support the delivery of a substantial increase in the supply of homes and traveller sites, by ensuring that a sufficient amount and variety of land can come forward where needed. This includes planning for an appropriate mix of accommodation for the local community and ensuring that land with permission is developed without unnecessary delay. 
>Policy HO7: Meeting the need for homes

Chapter 12- Making effective use of land- The objective of the policies in this chapter is to promote the effective use of land in meeting the need for homes and other uses, while safeguarding and improving the environment and ensuring safe and healthy living conditions.
>Policy L2: Making effective use of land
>Policy L3: Achieving appropriate densities

Chapter 14 - Achieving well-designed places- The objective of the policies in this chapter is to promote high quality, healthy, inclusive and sustainable places, through setting clear expectations about design outcomes and the use of relevant tools and processes.
>Policy DP3: Key principles for well-designed places
>Policy DP4: The design process

Chapter 18- Managing flood risk and coastal change- The objective of the policies in this chapter is to minimise risks to development arising from all sources of flooding and coastal change, taking into account the impacts of climate change, by steering development away from areas of risk, ensuring that development will be safe for its lifetime without increasing flood risk elsewhere, and incorporating sustainable drainage systems where appropriate.
>Policy F4: F8: Sustainable drainage systems and watercourses

Places for Everyone (Joint Development Plan) 2022- 2039

The Places for Everyone Plan is a strategic plan for nine of the 10 boroughs in Greater
Manchester and forms part of the city's development plan. The Plan identifies the essential
aspect of the efficient and effective use of land with the preference to be given to making as
much use as possible of suitable previously developed brownfield land and vacant buildings
when meeting development needs.

The policies of relevance are:
JP- S1- Sustainable development
JP- S2 – Carbon and energy
JP- S5 – Flood risk and the water environment
JP- H1 – Scale, distribution and phasing of new housing.
JP-H3- Type, Size and Design of New Housing (all new dwellings must be built to ‘accessible and adaptable’ standard in Part M(2) of the Building Regulations, unless specific site conditions make this impracticable). 
JP-C1- An integrated network
JP- G8- A net enhancement of biodiversity and geodiversity
JP- S6- Clean Air

Core Strategy Development Plan Document 2012 -2027 ("the Core Strategy") was adopted by
the City Council on 11th July 2012, updated April 2024 following Adoption of Places for
Everyone.

It is the key document in Manchester's Local Development Framework. The Core Strategy
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. A number of
UDP policies have been saved until replaced by further development plan documents to
accompany the Core Strategy. Planning applications in Manchester must be decided in
accordance with the Core Strategy, saved UDP policies and other Local Development
Documents.

The following policies contained within the Core Strategy are considered relevant:
Policy SP1 (Spatial Principles) (partially superseded by PfE);
Policy DM1 (Development Management); 
Policy H1 (Overall Housing Provision) (partially superseded by PfE);
Policy H5 (Central Manchester);
Policy EN19 (Waste);
Policy T1 (Sustainable transport) (partially superseded by PfE);
Policy T2 (Accessible areas of opportunity and need).

Unitary Development Plan for the City of Manchester, 1995 (Saved Policies)

The below saved policies of the Unitary Development Plan are considered relevant:
DC6. Housing on “blackland” sites 
DC6.1 The Council will not normally grant consent for residential development on "backland"
sites, that is, sites with limited access to a road because they are surrounded by housing or other uses.
DC6.2 Development will not be permitted unless:
a. there is no loss of privacy to adjoining dwellings and associated rear gardens;
b. access and parking arrangements do not significantly increase noise and disturbance for
occupiers of existing adjoining dwellings;
c. the scale and design of the development is compatible with the character of buildings in the
surrounding area;
d. there is sufficient space between the proposed and existing dwellings to avoid problems of
significant overshadowing or of over-dominant appearance affecting either the existing or the
proposed dwellings;
e. the proposal does not involve the loss of important trees or other natural features of high
amenity value or the loss of locally important wildlife habitats;
f. the proposed and existing dwellings retain adequate levels of private amenity space; and
g. in the case of development within a Conservation Area, in particular, the built form and the
surrounding spaces maintain or enhance the character of the area.

Reasons: Some pieces of land with apparent development potential are surrounded by existing
buildings (usually houses), and only have very limited access to a road. Experience shows that
these sites are often very difficult to develop in a way which avoids a serious impact on
neighbouring residents. All the tests set out in the policy would be applied before planning
permission could be considered.

DC7. New housing development 
DC7.1 The Council will negotiate with developers to ensure that new housing is accessible at
ground floor level to disabled people, including those who use wheelchairs, wherever this is
practicable. All new developments containing family homes will be expected to be designed so as to be safe areas within which children can play and, where appropriate, the Council will also
expect play facilities to be provided.

Reasons: The Council wishes to ensure that disabled people have access to new developments
so that they are not disadvantaged. As part of this, the Council wishes to see new housing
designed in such a way as to provide access to disabled people wherever this is possible. This
policy is not about the provision of housing for disabled people (this is covered by policy H1.2) but about access to new houses far disabled people as visitors. Details of the Council's guidelines are set out in a booklet "Designing for Everyone". The Council wishes to ensure that children have safe areas in which to play. It will therefore ensure that this issue is fully taken into account in the design of schemes containing family housing.

DC26. Development and Noise
Policy DC26.1 states that 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. b. the implications of new development being exposed to
existing noise sources, which are effectively outside planning control.

The Guide to Development in Manchester Supplementary Planning Document (2007)

The Guide aims to support and enhance the on-going shaping of the City by providing a set of reasoned principles which will guide developers, designers and residents to the sort of development appropriate to Manchester. It seeks to retain the essential distinctiveness of its character areas, whilst not precluding new development. 

Manchester Residential Quality Guidance (2017)

This guidance provides clear direction on what is required to deliver sustainable neighbourhoods of choice where people will want to live and also raise the quality of life across Manchester.

The Guide details Manchester’s emerging space standards which combine Nationally Described Space Standards and the London Housing Design Guide space standards.

Assessment
Principle of Development

The current applications seeks consent for erection of a self-contained 2-bed ground floor residential dwelling to the rear of the existing property, including associated access, amenity space, refuse storage, bin storage, landscape and yard.

The principle of the proposed use is not considered acceptable. Whilst the LPA acknowledge the surrounding context is residential in nature and the proposed residential dwelling with be in keeping with the character of the area, the development site is not considered a suitable site for development as it acts as the applicant’s garden. Whilst the LPA note the applicant does benefit from a sizeable garden, it is not considered as suitable development site, as it forms its function as external amenity space for the applicant. Other properties within Kelstern Square, especially those on the corners of the Square also benefit from sizeable gardens and so the spacious nature forms a characteristic of the immediate residential dwellings. Section 38(6) Planning and Compulsory Purchase Act 2004 requires that decisions be made in accordance with the development plan unless material considerations indicate otherwise. In the case of this application, the principle of the proposed development is not considered acceptable and is in conflict with the aforementioned development plan policy and associated guidance. Such issues will now be discussed in turn.

Residential Amenity

The proposed property would be single storey and would sit against the northern boundary of the site, sit 10 metres from the gable elevation of no.12 Kelstern Square to the west, sit 8.5 metres from the eastern boundary of the site, and at the closest point sit 1.4 metres from the southern boundary of the site. The building would have a dual pitched roof and have a height at the largest point of 4.8 metres. Given the proposed height against the existing timber fence securing the site, the property would be visible to those surrounding neighbours. However, given the positioning of the building and 4.8 metre height at the largest point, any loss of light would not be considered significant. 

The proposal would result in windows located on all sides of the building. Given the lack of proposed boundary treatment along the western side of the building 2no. windows would look into the direction of the resultant amenity space for no.12 Kelstern Square. This would give rise to direct overlooking to the detriment of the existing occupiers, as well as overlooking to the detriment of the new occupiers. Although a 10 metre gap would be retained between the western elevation of the proposal and the side wall of existing property, given the poor siting of the windows, it would give rise to an overbearing feature to the detriment of the existing neighbour. 

Whilst the sense of overlooking would be less severe to the properties to the east and south due to the positioning of the building and location of building, the building is considered to have a poor sense of siting and create an overbearing impact, as well as a marginal sense of overlooking to the neighbours to the east and the closest neighbour to the south. 

The proposed development would accommodate up to 4no. residents which would enter the site using the proposed 1.8 metre wide path accessible from the public footpath. The intensity of activity associated with the proposed use in terms of comings and goings, and associated noise, would result in a level of disturbance that would significantly undermine the residential amenity of no.12 Kelstern Square and the surrounding properties.

The proposed dwelling would have an internal space of 70 square metres. On the basis the property would accommodate 4no. residents, the proposal would be compliant with Manchester’s Emerging Space Standards. Whilst the internal floor space may be acceptable, the external amenity space available for the proposed dwelling would result in a small area to the very east of the site, as well as further space to the south. Such level of garden provision is considered less than that available for other dwellings in Kelstern Square and so the form of development would be out of keeping with the character of the immediate area. This would be to the detriment of the residential amenity of the future occupiers and would result in unacceptable levels of outside amenity space. 

Siting, Scale, Height and Massing

The building would be single storey, have a dual pitched roof and have a height of 4.8 metres at the highest point, a length of 11 metres, and a depth of 7.8 metres.

As shown on the submitted elevations, the proposed building would be out of keeping with the surrounding properties in respect of the height. The properties of Kelstern Square are two stories and so the introduction of a single storey dwelling would be out of character with the height and massing of development. It is noted that if a two storey building be built on such land, residential and visual amenity implications would be exaggerated, and so supports the LPA’s position that the applicant site is not a suitable site for development. 

The dwellinghouse would sit against the northern boundary of the site and so not be in keeping with the form and building lines of those properties along Kelstern Square. Access would be available via a 1.8 metre wide path and so the dwelling would not have a strong sense of presence in the streetscene, nor respond well to the siting, scale and massing of the immediate context. The application form states the boundary treatment would match the existing. As such, high timber fencing would result in an enclosed path to the new property and would be sited against the highway, which would appear out of place with the development of boundary treatment, and result in a contrived and concealed entrance. 

The proposed development, by reason of its siting, form and layout, would be out of character with the historic pattern of development in the area and result in an incongruous feature in the garden space of 12 Kelstern Square. 

Design 

The building would be a dual pitched, single storey dwellinghouse with a door and window on the primary elevation, a further door and 2no. windows on the eastern elevation, a window on the northern elevation, and 2no. windows on the western elevation. The building would be constructed of a brick and block construction, with roof tiles and windows to match existing. The design of the dwelling would relate more to an outbuilding within a residential garden, than an independent dwellinghouse. The proposed development would have no legible front door or sense of entrance, and the entrance along an alleyway would not respond well to the design of the surrounding properties. 

Impact to the Highway

During the course of the application, colleagues in Highway Services queried whether there is sufficient space along the pathway, especially in terms of the resident bins, to enable their manoeuvrability to the designated collection point. The footpath would have an approximate width of 1.8 metres and so adequate space would be available for the transportation of bins. 

Highway Services also sought clarification as to how parking provision will be managed amongst residents. No response was received from the agent however the LPA note off street parking would be reduced as a result of the proposal, which is a concern.

The agent was asked to clarify the distance from the resident bin store to the collection point. The agent provided no clarification on such matter during the course of the application. However, it is noted that if the scheme were recommended for approval, there would be space to store bins closer to the highway of Kelstern Square and such matters could be dealt with via condition (albeit colleagues in Environmental health were happy with the level of bin provision offered). 

Colleagues also requested cycle storage be available for the new dwelling. If the scheme be recommended for approval, an appropriate condition could be attached to any approval granted. 

Colleagues in Highway Services requested a construction management plan condition. Given the scale of development, such condition would be considered onerous, if the scheme be recommended for approval. 

Flood Risk

The MCC Flood Risk Management Team note records indicate United Utilities public sewer crossing onsite, and suggested the LPA consult United Utilities before determining the application. United Utilities requested a surface water drainage plan be supplied for consideration prior to determination, or if not possible, a condition to such effect be attached to any approval granted. Such conditions could be attached to any approval granted, if the scheme be recommended for approval. 

Development to the Rear of the Main Dwelling

On site, the LPA noted an extensive extension to the rear of the main dwelling. The LPA have struggled to locate a planning consent which reflects such development on the site. The proposed plans show an extension of 10 metres (if measured and drawn to scale) which cannot be achieved through permitted development rights. Such development will be passed to colleagues in Planning Enforcement for their review.

Conclusion 

The proposal results in harm to both the existing and future occupiers in respect of loss of light, overbearing, and adverse privacy implications, whilst resulting in adverse comings and goings, and a lack of external amenity space for the future occupier. The proposed development, by reason of its siting, form and layout, would be out of character with the historic pattern of development in the area and result in an incongruous feature in the side garden of the applicant site. 

As such, the proposed development would be considered contrary to saved policy DC6 and DC26 of the Manchester Unitary Development Plan, policies SP1 and DM1 of the Manchester Core Strategy, the Manchester Residential Quality Guidance and provisions within 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 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 proactive manner, however, it was not considered any number of revisions would overcome concerns. As such, the application is refused in a timely manner.

Recommendation: Refuse
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