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APPLICATION No: 18/72232/FUL
APPLICANT: Mr & Mrs Aashish Vyas
LOCATION: 5 Rutland Road, Eccles, M30 9FA
PROPOSAL: Detached double garage with granny flat ancillary to the property
WARD: Eccles

Figure 1 – the subject site

Description of Site and Surrounding Area

The application relates to a detached dwelling at no.5 Rutland Road. The subject site is situated in a residential 
area of Ellesmere Park and is within close proximity to the M602 and Monton town centre. The subject site is 
located within the Ellesmere Park conservation area and there are TPO trees on-site.

The dwelling is set back from the road and features a spacious rear garden. There is existing on-site parking to 
the front of no.5 Rutland Road to accommodate multiple vehicles. The dwellings along Rutland Road vary in 
size and design. However, the materials are pre-dominantly brick walls, roof tiles and UPVC or timber windows 
and doors. 



Figure 2 – the subject dwelling under consideration

    

Figure 3 – the proposed plot      

Description of Proposal

Planning permission is sought to construct a detached granny flat and garage, which will be ancillary to the main 
dwelling at no.5 Rutland Road. The development would include a bedroom, bathroom, lounge, kitchen, sun 
lounge, double garage and utility area. 



The proposed development would have a maximum footprint of 10.5m by 7.5m, would measure 2.1m in height 
at the eaves and 5.56m in height at the ridge of a pitched roof. The development would include 2 pitched roof 
dormers to the front and 2 separate entrances to the garage. It would be finished in brickwork and roof tiles to 
match the existing dwelling, plus white UPVC windows and doors.

                     

Figure 4 – the proposed front (left) and side (right) elevations

                

Figure 5 – the proposed rear (left) and side (right) elevations



           f

Figure 6 – the proposed ground (left) and first floor (right) layout

Publicity

Site Notice: Non HH Within Conservation Area Date Displayed: 26 March 2019
Reason: Planning App in Conservation Area

Press Advert: Manchester Weekly News Salford EditionDate Published: 18 October 2018
Reason: Planning App in Conservation Area

Relevant Site History

No relevant site history.    

Representations

8 neighbouring properties were notified of the application. Representations have been received from 5 
neighbouring residents, including from the Ellesmere Park Residents Association. The following comments have 
been made:

 Concerned the structure could be converted to a separate infill residential property. If permission is 
granted, can it remain as an annex to no.5 and cannot be subsequently converted to a separate infill 
residential property. 

 Concerns the applicant is attempting to build another property onto the site for subsequent re-sale. 
 Overdevelopment on the site and contrary to the SCC policy for Victorian Core of the Ellesmere Park 

Conservation Area. It would be an infill and conflict with the spacious layout which the council seeks to 
maintain. The plans are inaccurate and confusing (a staircase is described but no first floor provided; 
the layout of the flat is bizarre, measurements on plan conflict.

 The front elevation is bland and not in keeping with the style of the house. Architecturally it appears a 
poor design; from the front it looks unappealing, it does not appear sympathetic to either the main 
dwelling or design features of the local area. 



 Concerns about the trees the applicant proposes to remove.
 The development would contravene the Ellesmere Park SPD, in particular, 2.3 (building lines and 

spaciousness), 2.4 (the area is characterised by large houses in extensive gardens), 2.4 (spaciousness 
and low density development to retain spacious character). The building will be significantly larger than 
the building on the site plan; it would take up considerable area of garden. 

 The proposal will breach the existing building line at the rear of the property. It is excessive as there is 
already an existing granny flat in the main dwelling. 

Since these representations were made, amended plans were received and the following comment was 
received from one of the initial objectors. 

 The amended plans are an improvement but the threat of the development becoming a separate 
dwelling still remains. 

Consultations

UV Arboriculturalist – no objection, subject to conditions.

Planning Policy

Development Plan Policy

Unitary Development Plan DES1  -  Respecting Context
This policy states that development will be required to respond to its physical context and respect the positive 
character of the local area in which it is situated and contribute towards a local identity and distinctiveness.

Unitary Development Plan DES7  -  Amenity of Users and Neighbours
This policy states that all new development, alterations and extensions to existing buildings will be required to 
provide potential users with a satisfactory level of amenity in terms of space, sunlight, daylight, privacy, aspect 
and layout.  Development will not be permitted where it would have an unacceptable impact on the amenity of 
occupiers or users of other development.

Unitary Development Plan DES8  -  Alterations and Extensions
This policy states that planning permission will only be granted for alterations or extensions to existing buildings 
that respect the general scale, character, rhythm, proportions, details and materials of the original structure and 
complement the general character of the surrounding area.

Unitary Development Plan A8  -  Impact of Development on Highway Network
This policy states that development will not be permitted where it would i) have an unacceptable impact upon 
highway safety ii) cause an unacceptable restriction to the movement of heavy goods vehicles along Abnormal 
Load Routes.

Unitary Development Plan A10  -  Provision of Car, Cycle, Motorcycle Parking 
This policy states that there should be adequate provision for disabled drivers, cyclists and motorcyclists, in 
accordance with the Council’s minimum standards; maximum car parking standards should not be exceeded; 
and parking facilities should be provided consistent with the provision and maintenance of adequate standards 
of safety and security.

Unitary Development Plan EN13  -  Protected Trees
This policy states that development which would result in an unacceptable loss of, or damage to protected trees 
will not be permitted. Where the loss of trees is considered acceptable adequate replacement provision will be 
provided.

Unitary Development Plan CH3  -  Works Within Conservation Areas
This policy states that work in conservation areas will only be permitted where it would preserve or enhance the 
character or appearance of the conservation area. Consideration will be given to the extent that the proposal i) 
retains or improves features that contribute to the character or appearance of the conservation area ii) are of a 



high standard of design iii) retains mature trees iv) secures environmental improvements and enhancements v) 
protects views into an out of the conservation area.
 
Other Material Planning Considerations

National Planning Policy
Local Planning Policy

It is not considered that there are any local finance considerations that are material to the application

The Greater Manchester Spatial Framework Draft 2019 (“GMSF”) and the Revised Draft Local Plan 2019 were 
subject to public consultation until 18th March and 22nd March 2019 respectively.  They will go through a number 
of further stages, including examination at a public inquiry, before they are adopted.  Adoption is expected to 
take place towards the end of 2020 or early 2021.

Now the GMSF and Local Plan are published documents decisions, including those by the Council and 
ultimately by inspectors on appeal, are able to start to afford them some weight as emerging policies.  However, 
as the weight given depends on the stage of the plan; unresolved objections; and consistency with the 
Government’s policies, the weight currently to be attached to the GMSF and Local Plan is only limited.  The 
weight moving forward will be reviewed and is likely to depend on the extent to which there are unresolved 
objections emerging from the consultation process.

In addition, following the publication of the National Planning Policy Framework (NPPF) it is necessary to 
consider the weight which can be afforded to the policies of the Council's adopted Unitary Development Plan 
(paragraph 213 NPPF February 2019).

In terms of this application it is considered that the relevant policies of the UDP can be afforded due weight for 
the purposes of decision making as the relevant criteria within the UDP policies applicable to the proposed 
development are consistent with the policies contained in the NPPF.

Appraisal of the Proposed Development 

Impact on the conservation area 

The property is located within the Sub Area 1 of the Ellesmere Park Conservation Area. The conservation area 
was designated in 1981 to recognise the special character of its buildings and landscape and comprises the 
area around Ellesmere Road, Westminster Road, Victoria Road and Sandwich Road. The area is characterised 
by large detached properties set back from the road with mature gardens.

Sub-Area 1 is characterised by red brick elevations, steeply pitched slate roof with gables, and vertically 
proportioned windows. The area has a grid iron street pattern which provides long views and vistas along the 
principal roads in the area. Mature landscaping and tree planting on streets and within the curtilage of properties 
also contributes positively to the character of the conservation area. 

Policy 5 of the Ellesmere Park SPD states that development in Ellesmere Park should retain the spacious 
character of the area including in terms of: the scale, massing and site coverage of buildings; the spacing of 
buildings to retain visual breaks; and the creation and retention of amenity space around buildings. 
Development should reflect the typical layout of existing plots within the area, including in terms of a strong 
building line set behind a boundary wall and front garden area. 

There would be a distance of 5.4m between the side elevation of the proposed granny flat and the side 
elevation of no.7 Rutland Road. In addition the granny flat has a ridge height 5m lower than the main dwelling at 
no.5 and would be set back into the site to respect the established building line. The development is therefore 
considered to appear subservient to the main dwelling and to respect the massing of surrounding buildings. It is 
considered an acceptable distance will be maintained between adjacent dwellings to respect the spacious 
character of the conservation area by retaining visual breaks and would not appear to have an unacceptable 
infilling impact. 



Policy 6 of the Ellesmere Park SPD states that the elevations should incorporate design details to avoid 
featureless elevations and use traditional Victorian materials. In respect of this policy, the front elevation has two 
pitched front dormers to break up the tiled roof. The dormers would be sited below the roof ridge, set back from 
the eaves lines and would not be built off any external walls, which accords with policy HE10 of the House 
Extensions SPD. The garage door is separated to avoid a featureless elevation. The separated garage door is 
an existing feature at a neighbouring dwelling - no.20 Westminster Road. The proposed dormers align with the 
proposed garage doors to appear symmetrical. Materials have been proposed to match the existing dwelling 
using traditional materials such as red brickwork and slate roof tiles.

The building is designed in materials to respect the context of the area, have a high standard of design and 
would be set back and of a scale considered to be acceptable. It is considered the proposed development would 
preserve and enhance the character and appearance of the Ellesmere Park Conservation Area in accordance 
with Policy CH3 of the Salford UDP.

It is considered that the development would appear subservient to the main dwelling at no.5 and would not have 
a detrimental impact on the street scene in accordance with Policy DES1 and DES8 of the Salford UDP and the 
design policies in the National Planning Policy Framework.

Impact on the amenity of neighbours

There will be a separation distance of 13m between the proposed rear windows and the rear garden of no.20 
Westminster Road, which accords with policy HE1 of the House Extensions SPD. There are no dwellings to the 
rear that would face the proposed rear windows in the granny flat. 

There will be a separation distance of 40m between the proposed front windows in the granny flat and the front 
facing windows at no.6 and 8 Rutland Road and 27m to the front common boundary, which accords with policy 
HE1 of the House Extension SPD. It is considered the proposed windows would not result in an unacceptable 
loss of privacy to the neighbouring dwellings.

There are no principal windows of habitable rooms in the side elevation of the adjacent dwelling at no.7 that 
would face the proposed development. 

The granny flat/garage would not project beyond a 45 degree line drawn from the midpoint of any principal 
windows of habitable rooms in the adjacent dwelling, which accords with policy HE5 of the House Extensions 
SPD. It is considered the proposed development would not result in an unacceptable loss of light or appear 
overbearing to the neighbouring residents. 

Given the preceding discussion, it is considered that the proposed development would not impact upon the 
general amenity of neighbouring residents in accordance with the provisions of Policy DES7 of the Salford UDP.

Impact on the highway network

The proposed granny flat will include a double garage considered sufficient to accommodate two vehicles, 
which is to be used ancillary by the main dwelling. The existing vehicular access to the property is proposed to 
remain. The site can accommodate multiple vehicles to the front of the site which ensures an adequate level of 
parking for the main dwelling and ancillary granny flat. It is considered that the development would not have a 
significant impact on the highway network in accordance with Policy A8 and A10 of the Salford UDP.

Impact on the trees

An arboriculture report was submitted to support the application. It contains a fair and accurate appraisal of the 
trees on site. 12 individual trees, 1 hedge and 1 group have been recorded; all trees are within the site and 
categorised as U, B and C.  There are no category A trees recorded on site.

Category U trees should be removed regardless of whether the development goes ahead or not as part of good 
Arboricultural management of the site.  No trees are proposed for removal to facilitate the development and as 
such replacement planting will not be necessary.

The report states that temporary protective fencing (HERAS-type) will be used throughout the development 
phase to afford the trees to the rear protection from development activities. Trees to the front will be afforded 



protection by default from the existing hard-standing. A Tree Protection Plan (TPP), to show the layout of the 
proposal and the temporary protective fencing to be used has also been supplied. An Arboricultural Method 
Statement (AMS) has also been supplied which is considered fit for purpose.

Salford’s arborist was consulted on the application and raised no objections subject to conditions.

Other Issues

There have been concerns raised that the proposed building will/could be occupied as a separate dwelling 
rather than ancillary to the main dwelling. 

The site would maintain shared entrances, a garden and garage/parking. For that reason the development is 
considered to be ancillary to the main dwelling. However, it is noted that the development includes facilities that 
could be self-contained. It is considered that, in order to maintain the character of the conservation area, it is 
necessary to ensure the building can only be occupied as ancillary accommodation to the main dwelling and to 
remove the ability to make alterations to the building without the need to apply for planning permission. 

Recommendation:

Approve, subject to the following conditions:

1. The development must be begun not later than three years beginning with the date of this permission.

Reason: Required to be imposed by Section 91 of the Town and Country Planning Act 1990 (as amended).

2. The development hereby permitted shall be carried out in accordance with the following plans:

 Drwg. No. A3-04  – Proposed Site Plan (Received: 3 August 2019)
 Drwg. No. A1-01  – Proposed Plans (Received: 28 March 2019)

Reason: For the avoidance of doubt and in the interest in proper planning.

3. The external materials used shall match those of the existing building so far as practicable.   

Reason: In order to ensure a satisfactory appearance in the interests of visual amenity in accordance with 
Policies DES1 and DES8 of the City of Salford Unitary Development Plan and the requirements of the 
National Planning Policy Framework.

4. No development shall be started until all the retained trees within (or overhanging) the site as shown on the 
[Tree Protection Plan (TPP), drawing entitled: 5 Rutland Close tree survey plan aia 
‘RL/RP170818AIA&AMS’ dated: 17-08-2018], have been surrounded by substantial fences.  Such fences 
shall be erected in accordance with the fence specification described in the [Report Ref: 
RL/RP170818AIA&AMS, Section 8] in the positions as shown on the [TPP drawing: 5 Rutland Close tree 
survey plan aia ‘RL/RP170818AIA&AMS’] and shall remain until all development is completed and no work, 
including any form of drainage or storage of materials, earth or topsoil shall take place within the perimeter 
of such fencing.

Reason: To safeguard important trees on the site and to ensure that adequate provision is made for their 
protection whilst the development is carried out in accordance with Policy EN13 of the City of Salford 
Unitary Development Plan and the requirements of the National Planning Policy Framework.

5. The development hereby approved shall be carried out in accordance with the submitted Arboricultural 
Method Statement [RL/RP170818AIA&AMS, Section 8].

Reason: To safeguard important trees on the site and to ensure that adequate provision is made for their 
protection whilst the development is carried out in accordance with Policy EN13 of the City of Salford 
Unitary Development Plan and the requirements of the National Planning Policy Framework.

6. The building hereby permitted shall not be occupied at any time other than for purposes ancillary to the 
residential use of the dwelling known as 5 Rutland Road.



Reason: To preserve and enhance the character and appearance of the designated Ellesmere Park 
Conservation Area and the general amenity of the area in accordance with Policies DES1 and CH3 of the 
City of Salford Unitary Development Plan and the requirements of the National Planning Policy Framework. 

7. Notwithstanding the provisions of Article 3 and Schedule 2 of the Town and Country Planning (General 
Permitted Development) Order 2015 (and any subsequent amending order), there shall be no development 
of the building or within the curtilage of the building hereby approved as defined in Part 1 and Part 2 of 
Schedule 2 of the above Order without the prior grant of planning permission by the Local Planning 
Authority.

Reason: To prevent development which could harm the character and appearance of the designated 
Ellesmere Park Conservation Area and the general amenity of the area in accordance with Policies DES1 
and CH3 of the City of Salford Unitary Development Plan and the requirements of the National Planning 
Policy Framework.


