
APPLICATION No: 20/74805/HH
APPLICANT: Mr Wider
LOCATION: 47 Wellington Street West, Salford, M7 2FL
PROPOSAL: Demolition of existing store and the erection of a single 

storey rear extension (which includes basement level 
accommodation) together with external staircase at 
basement to ground floor level (resubmission of 
planning application 19/74239/HH)

WARD: Broughton

Figure 1 - Location of 47 Wellington Street West (red hatched) within the Broughton area

Description of Site and Surrounding Area 

The application relates to a two-storey terraced house on Wellington Street West which stands within a 
run of 12 such properties. The subject dwelling has a small front garden together with a rear garden 
which slopes steeply down (approximately 2m) to an alleyway at the rear beyond which lies a run of 
terraced dwellings fronting Douglas Street. It has an existing raised decking area which extends around 
5.2m from the rear elevation of the house. There is a staircase that leads down to the rear garden from 
the raised deck. 

The terraced dwellings in the same row have similar raised platforms that lead down to their rear 
gardens at the lower level. The southern side boundary shared with no. 45 is marked by a 2.2m tall 
wooden fence while the shared boundary with no. 49 comprises of an outbuilding with a 2.2m fence set 
in 1m from that boundary. The rear boundary of the subject dwelling consists of a brick wall that is about 
1.7m in height and a metal poled security gate providing access to the rear alleyway. 



Existing elevations and photos of the subject dwelling are shown below:

    
Figure 2 – the subject dwelling

Figure 4 – the existing rear elevation and its 3D views

Description of Proposal 

The application proposes to demolish half of the ‘store’ outbuilding at the rear that is shared with no. 49 
to make way for the erection of a rear extension which would provide ground floor and basement level 
accommodation, taking advantage of the sloping ground levels to the rear.  There would be a 
kitchen/dining area on the ground floor with a playroom in the basement level.  The extension would 
project 4.95m from the rear elevation and would have the same width as the existing dwelling. It would 
have an external staircase at the rear of the extension which would lead down to the garden. The 
proposed extension would introduce windows and patio doors to the rear elevation. The side elevations 
would be blank walls. It would have a flat roof which incorporates a sukkah roof light.

The proposed site plan, floor plans and 3D views are shown below. 

Figure 3 – the rear of the subject dwelling



Figure 5 – the proposed site plan

  

Figure 6 – the proposed floor plans



  

   

 Figure 7 – the proposed 3D views



Publicity

Site Notice: N/A

Press Advert: N/A

Neighbour Notification 

There have been 7 neighbouring occupiers notified of the application. 

Representations 

Letters of representation have been received in response to the application publicity from 19 
properties. There are 9 neighbouring occupiers who support the application and 10 who object. Their 
representations and comments are summarised as below:

Supporting:
 It is reasonable for a growing family with many children to extend their property to accommodate 

their needs, given that they have a small-sized property yet a sizable rear garden. Space is 
very important for children so that they have space study, play and socialise. It would have a 
negative impact on the household as a whole when living spaces are insufficient.

 It is a normal size extension and so it would not affect the neighbours more.
 The proposed development would upgrade the property making it more presentable. 
 A similar scale extension in the same property has already been approved in 2015. Also, there 

are neighbouring properties which have similar extensions to the rear which are allowed.
 It is suspected that one of the neighbours have petitioned an 'objecting campaign'. It is 

unreasonable for dwellings that are 10 houses or more away from the subject property to object 
to someone’s need and the planning application for a rear extension. 

Objecting:
 A similar development was declined back in 2015.
 Under the rear of the property where the proposed basement would be is the waste drains for 

the street. There have been no changes in the drainage systems and the proposed 
development would disrupt it.

 The extension would have an impact to the street as it would be out of character with the 
houses. The character of the street will be changed which is what we are all proud of.

 It is suspected that the proposed extension would be a commercial enterprise.
 I have received no official letter informing me of the application.
 There are already subsidence issues and there are ongoing developments both below and 

above ground which would cause further disruption to the community in a built-up area.
 The disruption, noise and dust created would cause hardship to the neighbouring properties to 

the rear and also to the alleyway between Douglas Street and Wellington Street West.
 The proposed works would lead to instability of the foundations of the property and thus 

potentially disturbing that of the surrounding properties. 
 Having looked at the revised plans the only change from the previous application appears to 

be the external staircase. 
 The demolition of the existing outbuilding would add pressure to that of the neighbouring 

property and cause it to collapse.
 It would block the sunlight and they look ugly.
 A neighbouring resident has considerable health issues and has the property adapted to 

accommodate the special needs. 
 This application has caused considerable anxiety and distress to this neighbour and therefore 

exacerbate his/her ailments. 
 The dust and chemicals in the air would lead to further health issues of the neighbouring 

residents. The builder vehicles and other traffic such as skips would reduce the emergency 
access to the property, given that there is limited access at the rear.

 There are concerns of where the development waste would be disposed.



Relevant Site History

 19/74239/HH (‘2019 application’) - Demolition of existing store and the erection of a single 
storey rear extension to create a basement level together with external staircase at first floor 
level. Refused (7 January 2020) for the following reason:

The height and scale of the proposed extension which contains two floors of accommodation 
is considered to have an overbearing impact on the amenity of the adjacent occupiers, with 
the overlooking from the proposed rear staircase resulting in a loss of privacy to the adjacent 
occupiers to a level which is unacceptable.  The proposed development is therefore contrary 
to Policy DES 7 of the City of Salford Unitary Development Plan, Policy HE 2 of the Council’s 
adopted Supplementary Planning Document ‘House Extensions, and the advice of the 
National Planning Policy Framework.

The proposal has been amended following the refusal of this application. It has reduced the 
height of the extension by 200mm and has changed the configuration of the external staircase; 
it would lead down centrally and face to the rear elevation of the proposed basement rather 
than set at a 90 degree as previously proposed. It would also be constructed with 1.8m high 
obscurely glazed privacy panels.

 15/65873/HH (‘2015 application’) - Demolition of existing store and the erection of a single 
storey rear extension (Permitted: 13 March 2015).

A more detailed comparison among the three proposals is presented in the appraisal section.

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.

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.



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.

 
Other Material Planning Considerations

National Planning Policy Framework

National Planning Policy Guidance

Local Planning Policy

Supplementary Planning Document  -  House Extension

This document contains a number of policies and standards to ensure that extensions within the 
curtilage of dwellings have a limited and acceptable impact on neighbouring residents; future residents 
of the application dwelling and that development makes a positive contribution to the local environment 
in terms of design.

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

Appraisal 

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).
 
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.

Both applications 19/74239HH (refused) and 15/65873/HH (permitted) are material considerations, 
given that they were assessed and determined against the same policies as the current application. 
However, there is no evidence showing that the works of the approved scheme of 15/65873/HH have 
been commenced and hence the 2015 consent is considered no longer extant. 



Impact on the character of the area

The proposed development would be positioned to the rear of the subject dwelling and would be visible 
from the alley way which runs between the terraced dwellings on Wellington Street West and those on 
Douglas Street. The alley way is mainly used as a rear access to the properties. Moreover, it would not 
be visible within the street scene of Wellington Street West. Materials of the proposed development 
have been proposed to match the existing dwelling. Therefore, the character of the area would not be 
significantly affected by the proposed development in accordance with UDP policies DES1 and DES8.

Impact on the amenity of neighbours

A comparison of the elevations for the current (left), 2019 (centre) and 2015 (right) schemes are 
provided below:

Current Application 19/74239/HH (Refused) 15/65873/HH (Approved)
Rear Elevations

Side elevation view from no. 45

Side elevation view from no. 49



The current and two previous applications have the same width (6.1m) and projection (4.95m).  The 
two key differences between the current scheme and that of the previous schemes is the height of the 
extension and the design of the staircase.  The application that was approved in 2015 had a height of 
2.9m whereas the refused application had a height of 2.8m.  This current scheme has a height of 2.7m 
(all taken from the existing ground floor level of the house). 

The 2015 application did not include any basement level accommodation and it has subsequently been 
found that the plans on that first application contained several inaccuracies insofar as the existing 
property was shown.   The 2019 and current application drawings were produced by a different architect.  
Due to the change in architect, inaccuracies on the original plans and the inclusion of basement level 
accommodation in the 2019 application, comparison of the 2015 and 2019 applications was 
problematic.  As a result, it was understood that the 2019 application was ‘taller’ than the scheme 
consented in 2015.   In fact, although the building is taller, the extra height results from the excavation 
downwards (300mm) to create the basement.  Therefore, the current scheme is lower than both the 
approved and refused schemes in 2015 and 2019 respectively.

Although a single storey extension projecting out 4.95m is contrary to policy HE5 of the House 
Extensions SPD (which would normally allow 3m in this case), the harm from the additional projection 
was considered to be low when the matter was considered in 2015 due to existence of a 2.2m fence 
along the common boundary with No.45 (i.e. it was the impact of the extra 0.7m that was being 
considered).  The application was therefore approved having regard to that fence.  Although in a poor 
state, the fence remains in place and so the same consideration can be taken with the current 
application, albeit due to the reduced height it would now be 0.5m above the fence.  Giving weight to 
the consented scheme in 2015, the reduced height and the fence on the boundary which are all material 
considerations, it is considered that the extension in its current form is acceptable.  

With regards to the opposite adjoining dwelling no. 49, they have an outbuilding that adjoins with the 
applicant's and which straddles the common boundary. Adjacent to this is a lounge window.  The 
outbuilding extends around 2.3m from the rear elevation of the dwelling and is 2.6m tall to the ridge 
(closest to the house) and 1.4m to the eaves. Beyond this in the applicant’s garden is a timber 
outbuilding which is 1.2m high with a flat roof.  Given the close proximity of these existing outbuildings 
to the lounge window, and considering that the current proposal has a reduced height compared to the 
previous two schemes, this relationship is considered acceptable.

In addition to the details set out above, the staircase design has also been amended to prevent any 
overlooking and loss of privacy to the neighbouring occupiers.  The application that was refused in 2019 
was considered to result in overlooking due to the 90 degree angle of the staircase.  That is, as people 
walk up and down they would be facing the neighbouring gardens.  The current design overcomes this 
by incorporating a 180 degree turn and by the inclusion of 1.8m high glazed privacy screens which, 
given their lightweight nature, reduces any overbearing impact.  The current staircase design is 
considered a significant improvement on both the 2015 and 2019 applications and is acceptable.  

In regard to the proposed rear windows and patio doors, both case officers of 15/65873/HH and 
19/74239/HH had made the following comments:



“The rear neighbouring dwelling no. 33 Douglas Street would be approximately 14m away from 
where the habitable room windows of the proposed extension will be sited which is therefore less 
than the 21 metres distance advocated by Policy HE 1.  However, it is accepted that the two rows 
of terraces are already set in quite close proximity and several properties on Douglas Road have 
rear extensions such as 39 and 41 which have two-storey rear extensions that project a similar 
distance to the single-storey extension now proposed.  It is therefore considered, on balance, that 
this proposal respects local character and that the distance to the neighbours at the rear is 
acceptable.”

Given that the relationship between the subject dwelling and the rear dwellings has not changed, the 
judgement for the proposed rear windows and patio doors would remain the same.

In summary, the revised proposal is considered to overcome the two reasons for which the 2019 
application was refused and is considered to be in accordance with retained policy DES 7 of the Salford 
UDP.

Impact on the highway network

There is no off-road parking within the application site. Nonetheless, off-road parking is not a typical 
feature for the dwellings along Wellington Street West. Moreover, there is on-street parking available in 
the surrounding area, including Wellington Street West, which is considered to be sufficient. The 
proposed development would not have a negative impact on the access or parking arrangements for 
the subject dwelling and therefore is not considered to result in an unacceptable impact on highway 
safety or the free flow of traffic.

Neighbour Representations

The following are the comments that respond to the objections made to this application where they 
have not already been addressed in the report:

 Any possible issues with drainage systems, demolition along the common boundary, instability 
of foundations and possible subsidence issues are not material to the planning application and 
are either building control, party wall or civil matters.

 Regarding the health issue of the neighbouring resident, it is accepted that construction works 
can result in disturbance and stress at times.  However, such works would be short-lived and 
cannot be a basis to refuse planning permission.

Recommendation

Approval 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 
approved plans:

 47 Wellington street West SALFORD PROPOSED LAYOUTS REV B (Received: 30/04/2020)
 47 Wellington street West SALFORD PROPOSED ELEVATIONS REV B (Received: 30/04/2020)
 47 Wellington street West SALFORD PROPOSED 3D VIEWS REV B (Received: 30/04/2020)



 PLN9 47 Wellington street West SALFORD SITE PLAN (Received: 20/02/2020)

Reason: For the avoidance of doubt and in the interest of 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

4. The privacy screens detailed on the approved plans and which form part of the external staircase 
hereby approved shall be erected prior to first use of the extension and shall remain in place at all 
times thereafter.  The privacy screens shall be 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.

Notes to Applicant


