
Application Number: 16/01205/FUL    Ward: Milkstone And Deeplish      

Proposal: Alterations to existing garage to including increase of garage wall height 
together with new roof (Resubmission of 16/00338/FUL)

Site Address: Garage To Rear Of 21 Aubrey Street, Rochdale OL11 1QB   

Applicant: Mr Mohammad Irshad
                  

Agent: Mr Tahir Mahmood
             

RECOMMENDATION: Refuse

SCHEME OF DELEGATION

The application has been called in by Councillor Brett.  

SITE

The application relates to a single-storey garage building in the Defined Urban Area which 
lies adjacent to a terrace of residential properties to the west and to the rear of a further run 



of terraces to the south on Aubrey Street.  Access to the garage is via a gated alleyway to 
the rear of the houses to the south, and further houses on Broomfield Square lie to the north 
west of the garage.

PROPOSAL

The application proposes to replace the existing 3.5 metres high flat roof over the garage 
with a new pitched roof to extend up to 300mm below the ridge height of the adjoining 
terraced house (6.2 metres) with a new gable end and eaves of between 3.9 metres and 5.7 
metres.  The walls will be built up with brickwork to match the existing structure with an 
existing pedestrian door bricked up and the current timber double doors replaced with metal.

The agent has confirmed that the use of the building will be for a builder to store long 
ladders which are not currently possible to store at the outbuilding due to its limited height.  
It has also been further confirmed by the agent that a first floor will not be inserted into the 
structure despite its height matching the adjacent residential terrace.

The proposal also incorporates solar panels on the south facing roof plane.

RELEVANT PLANNING POLICY

National Guidance

National Planning Policy Framework (NPPF)

The Department for Communities and Local Government published the NPPF on 27 March 
2012.  The NPPF sets out the Government’s planning policies for England and how these 
are expected to be applied.  

National Planning Practice Guidance (NPPG)

The government published its NPPG on 6 March 2014. This is intended to complement the 
NPPF and to provide a single resource for planning guidance, whilst rationalising and 
streamlining the material. Almost all previous planning Circulars and advice notes have 
been cancelled. Specific reference will be made to the NPPG or other national advice in the 
Analysis section of the report, where appropriate.

Rochdale Core Strategy (CS) Adopted October 2016: 

P3 Improving Design of New Development

DM1 General Development Requirements

E4 Managing the release of land to meet future employment needs

G1 Tackling and adapting to climate change 

PUBLICITY

Earliest Decision Date: 10th November 2016
Revised Expiry Date:  No extension agreed  

Site Notice: n/a

Press Advert: n/a



RELEVANT SITE HISTORY

16/00338/FUL Alterations to existing garage to including increase of garage wall height 
together with new roof – Refused for the following reason:

The proposed development seeks to increase the height, scale and massing of the 
commercial building by a significant degree and will serve to accommodate an 
increased level of business activity at the property over and above that which 
currently exists which will have an overbearing impact on the adjacent residential 
occupiers and be detrimental to their amenity.  The development is therefore 
contrary to Policy EC/5 of the Rochdale Unitary Development Plan along with the 
guidance of the National Planning Policy Framework.

93/D29764 Rebuilding Disused Garage – Grant Subject to Conditions

CONSULTATION RESPONSES

Highways And Engineering - No highway objections regarding this proposal. 
 
REPRESENTATIONS

Letters of notification were sent to surrounding neighbours and no representations have 
been received.

ANALYSIS

Previous Application

The previous application for the re-roofing of the garage at this site (16/00338/FUL) was 
refused due to the overbearing impact the increased height, scale and massing of the 
structure would have on adjacent residential occupiers and also the impact the business 
activity would have on the amenity of neighbouring occupiers.  The development proposed 
by this application does not differ from the previous proposal other than the roof of the 
garage would have a 300mm lower ridge level and solar panels are now proposed to the 
roof slope. 

Visual Amenity:

Rochdale CS policy P3 (Improving Design for New Development) states that all new 
developments, including associated landscaping, regardless of location in the borough, will 
be required to adhere to high standards of design. The following design principles should be 
adhered to wherever relevant:

 Enhancing the borough’s identity and sense of place, by respecting context where it 
is positive and having regard to the scale, density, massing, height, layout, 
landscape, materials and access of surrounding buildings and areas in general;

 Ensuring that buildings contribute positively to the townscape, and be well 
proportioned;

CS policy DM1 (General Development Requirements) states all development proposals, 
including changes of use of land and buildings, extensions and alterations, will be expected 
to demonstrate that they are of high quality design and take the opportunity to enhance the 
quality of the area.

The NPPF attaches great importance to the design of the built environment and considers 
(at paragraph 56) that good design is a key aspect of sustainable development, is indivisible 
from good planning, and should contribute positively to making places better for people.



The resulting appearance of the works proposed to the garage will not be in-keeping with 
the adjacent terrace block of houses, given the footprint of the garage and the irregular 
eaves line as a result. The roof tiles would also need to be cut to accommodate this. The 
proposed solar panels would exacerbate this impact. However given the siting of the 
proposed garage relative to the existing properties, in a relatively obscured location in view 
from very few vantage points, the officer does not considered that a refusal based on visual 
amenity could be substantiated.

Residential Amenity:

Paragraph 17 of the NPPF has the protection of the amenity of all existing and future 
occupants of land and buildings as one of its core planning principles.  

Criterion (c) of Rochdale Core Strategy policy DM1 states that development should not 
adversely affect the amenity of residents or users through visual intrusion, overbearing 
impact, overshadowing or loss of privacy.

Policy E4 of the Core Strategy states that “The release and development of additional 
employment land outside existing employment zones or sites currently in employment use 
will be allowed or included within a subsequent Allocations Development Plan Document if:”

 The development of employment uses on the site does not have an unacceptable 
impact on the amenity of local residents.

The agent for the application has confirmed that the resulting tall structure proposed by the 
scheme will be utilised as a commercial building, for the storage of ladders for the applicants 
building business, which given its location is abutted by residential properties to all sides. 
The increased scale and massing of the resulting garage will serve to accommodate an 
increased level of activity over and above that which currently exists and the building itself 
will have an overbearing impact on the adjacent residential occupiers which will be 
detrimental to their amenity. The development is therefore contrary to Policy EC/5 of the 
UDP along with the NPPF.

Sustainable Energy Sources

Policy G1 of the Core Strategy seeks to encourage and promote renewable energy 
developments, including standalone and community developments, that do not, by virtue of 
their scale, siting, construction or operation, cause harm to the local area, its character and 
environmental assets and adjoining uses, which cannot be satisfactorily mitigated (Policy 
G3).

The proposed solar panels on the new garage roof would make a positive contribution to the 
sustainability of the development.  However as stated above, policy G3 requires renewable 
energy developments to not cause harm to their local area.  In this case the positive impact 
of the solar panels in respect of energy generation, would not override the negative impact 
the development would have on the character and appearance of the area and the impact of 
the business use on nearby residents. 

Conclusion

Taking into consideration all of the points addressed above the application is recommended 
for refusal. The alterations made to the scheme following the refusal of the first application 
do not overcome the reason for refusal of the previous application. The proposed 
development would have a visually intrusive and overbearing impact on adjacent residents 
and the intensity of the use would be harmful to the amenity of the nearby occupiers.  The 
proposal is therefore contrary to Policies DM1 and E4 of the Rochdale Core Strategy and 
the National Planning Policy Framework.



RECOMMENDATION

REFUSE for the following reason:

The proposed development seeks to increase the height, scale and massing of the 
existing building by a significant degree and the resulting structure would have an 
overbearing and visually intrusive impact on the adjacent residential occupiers. 
Furthermore, the use of the building will intensify in close proximity to residential 
properties to the detriment of the amenity of the occupants.  The proposal is therefore 
contrary to Policies DM1 and E4 of the Rochdale Core Strategy and the National 
Planning Policy Framework.

Report Author Joseph Nanson


