
APPLICATION No: 19/74549/HH
APPLICANT: Mr Ray Mashiter
LOCATION: 27 Tudbury Way, Salford, M3 6TW
PROPOSAL: Demolition of existing garage and erection of single storey rear 

extension, canopy to the rear.
WARD: Irwell Riverside

Figure 1 – the subject site

Description of Site and Surrounding Area

The application relates to a semi-detached dwelling within a residential area, located off Blackfriars Road (via 
Mount Street). 

The surrounding properties are similar in size and design; finished with brickwork walls, roof tiles and UVPC 
windows and doors. The surrounding properties typically have pitched roofs in comparison to the subject 
dwelling which has a hipped roof. There is hardstanding to the side of the property and a detached garage that 
would be demolished to accommodate the proposal. 



Figure 2 – the subject dwelling (taken from Google)

        

   

Figure 3 – the subject dwelling



Description of Proposal

The proposed single storey extension would project 4m further than the rear elevation of the original dwelling on 
the side closest to no.28 Tudbury Way. On the opposite side, the extension would project 4.5m further than the 
side elevation and 10.1m further than the rear elevation of the original dwelling. 

The development would be finished in brickwork to match the existing. It would have a part flat roof to 
accommodate a roof lantern and part pitched roof with a gable end to the front and rear. Plans and elevations are 
shown below.

     

Figure 4 – the proposed front (left) and rear (right) elevation 

Figure 5 – the proposed side elevation (north)

Figure 6 – the proposed side elevation (south)



Figure 7 – the proposed ground floor layout

Figure 8 – the proposed first floor layout

Publicity

Site Notice: Not applicable.
Reason: Not applicable.

Press Advert: Not applicable.
Reason: Not applicable.



Relevant Site History

No relevant site history.    

Representations

There have been 3 representations received in relation to the proposal. The following comments were made:

 The proposed rear bi-folding doors would result in overlooking into the neighbouring dwelling to the 
rear. It would be 7.5m from the common boundary.

See appraisal.

 A proposed side window in the extension would be directly facing neighbouring principal windows. This 
would result in overlooking. 

See appraisal.

 A proposed window in the side elevation of the existing dwelling would be facing a neighbouring 
property’s principal window of a habitable room. It would be within 15m and result in a loss of privacy.

Officer response: The plans have since been amended and the window in question has been removed.  It is 
worth noting, however, that planning permission is not required to insert a new window into an existing wall at 
ground floor level.   

 The scale, proportions, character and rhythms of the original architecture is distinctive. The proposed 
size and scale of the proposed extension would not be in keeping with the character of the area. It 
would not appear subordinate to the main dwelling. The extension would increase the footprint of the 
ground floor by 175%. The roof pitch does not respect the rhythm and proportions of the area. All single 
storey roofs have either gable ends or are hipped at both ends to reduce the scale and mass. It is larger 
than any other previously approved extension on Trinity Mews. 

See appraisal. 

 It is contrary to Policy HE9 – it would be 200mm from the side boundary. This has implications for both 
design and safety when it is already narrow for pedestrians. Turning vehicles would not be able to see 
around the extension and delivery vehicles would have to reverse out. 

See appraisal. 

 The extension would have an impact on the access to the shared driveway. 

Officer response: The proposed extension has been proposed within the site boundary and would not be built 
on the shared driveway, adjacent to the subject site. See appraisal on the impact on the highway. 

Consultations

Not applicable.

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.

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 Revised Draft Greater Manchester Spatial Framework (‘GMSF’) was subject to public consultation at the 
start of 2019. The next version of the plan is expected to be published in summer 2020. In accordance with 
paragraph 48 of the National Planning Policy Framework it is considered that very limited weight can be given to 
the policies in the GMSF.

The Publication Salford Local Plan: Development Management Policies and Designations (‘Local Plan’) was 
published on 27 January 2020 and comments are being invited until 20 March 2020.  This is the version of the 
document that the city council would like to adopt and has been subject to a significant amount of public 
consultation in previous stages of its production. However, in accordance with paragraph 48 of the National 
Planning Policy Framework the weight that can be given to the Local Plan currently is limited. Following the end 
of the period for comments, the city council will consider the comments made to determine the extent to which 
there are unresolved objections to the policies in the Plan. Those policies with less significant (or no) objections 
will be capable of carrying more weight than those with significant unresolved objections.

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 character of the area

The single storey extension would be partially visible from Mount Street which marks the rear boundary of the 
application site.  Such views would, however, be very limited due to the presence of a high rear boundary fence. 
Tudbury Way itself is a cul-de-sac and so there would be limited passing traffic.  The extension would, in part, 
replace the existing garage and would be in materials to match the existing dwelling. Whilst it is recognised that 
the extension would incorporate a pitched roof, the majority of roofs on Tudbury Way are pitched and so the 
extension would not be at odds with its surroundings.  Although the extension would result in a significant 
increase in floorspace, given the position of the dwelling in relation to its surroundings and the fact that the 
extensions are single storey, it is not considered that they would be out of scale with the parent dwelling.

Representations have been raised that the proposed extension would be contrary to Policy HE9 of the House 
Extensions SPD.  The purpose of this policy is to protect the character and openness of a street, particularly on 
open plan estates, and the reasoned justification to the policy explains that consideration will be given to the 
presence of a strong building line and any overriding need to protect it. Given the location of the site at the head 
of a cul-de-sac where no strong building line exists, it is not considered that any significant harm would result 



from building closer to the boundary with the shared driveway.  In any case, the extension would maintain a 2m 
separation distance to the service strip in accordance with Policy HE9. 

Impact on the amenity of neighbours

There are no dwellings to the rear of no.27 as the land is occupied by Mount Street. The proposed rear principal 
window would face the boundary with Mount Street and therefore would not result in a loss of privacy to the 
neighbouring dwellings. 

The proposed side facing window would overlook the neighbouring dwellings driveway. The window would 
serve a bathroom and therefore is not a habitable room. It would maintain a separation distance of 10m to the 
kitchen window in no. 22 Tudbury Way and would be fitted with obscure glazing preventing any overlooking.
 
The proposed extension would maintain a separation distance of 10m to the front facing neighbouring windows, 
which accords with Policy HE4 of the House Extensions SPD. 

The adjoining property has an existing rear conservatory. The proposed single storey extension would not 
project beyond a 45 degree line drawn from the midpoint of any principal window of a ground floor habitable 
room in the adjoining dwelling, which accords with Policy HE5 of the House Extensions SPD. The extension 
would not result in an unacceptable loss of light and/or be overbearing for neighbouring residents. 

Impact on the highway network

The proposed development would maintain hardstanding of 5m in length by 3.4m in width, considered being 
sufficient to accommodate at least one vehicle clear of the highway in accordance with Policy HE11 of the 
House Extensions SPD. Notwithstanding the concerns raised by the neighbour relating to pedestrian and 
vehicular safety, the extension would not encroach onto land beyond its boundary and is adjacent to a private 
driveway which would see limited movements. The development is not considered to result in an unacceptable 
impact on highway safety or the free flow of traffic.  

Recommendation:

Approve

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. 3.001_C – Proposed Ground Floor Plan (Received: 06.01.2020)
 Drwg. No. 3.002_B – Proposed First Floor Plan (Received: 06.01.2020)
 Drwg. No. 3.100_C – Proposed North Elevation (Received: 06.01.2020)
 Drwg. No. 3.101_B – Proposed South Elevation (Received: 13.12.2019)
 Drwg. No. 3.102_B – Proposed East and West Elevation (Received: 13.12.2019)
 Drwg. No. 3.101_B – Proposed South Elevation (Received: 13.12.2019)

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. The proposed ground floor window in the side  elevation facing the common boundary with 
no.22 and 23 Tudbury Way shall be fitted with, and permanently glazed, in textured glass whose 
obscuration level is at least 3 on the Pilkington scale of 1-5 (where 1 is clear and 5 is completely 
obscure).

Reason: In the interest of the amenity of residents in accordance with policy DES7 of the City of 
Salford Unitary Development Plan and the National Planning Policy Framework.


