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Application: 17/01004/HOUS Township: Rochdale Ward: Kingsway

Appeal reference:  APP/P4225/Z/17/3180312

Site Address: 2 Kings Road, Rochdale, OL16 5HW

Applicant: Mr Haq Nawaz Agent: Mr M Farooq (Building Design Services)

Proposal: Proposed first floor side extension (re-submission of 17/00579/HOUS)

Decision level: Delegated 

Planning Inspectorate Decision: Appeal dismissed – 09th January 2018
- The application was refused by the Council on the grounds that the proposed first floor side 

extension would constitute an incongruous and oversized addition to the property and would 
dominate the main dwelling. The proposal would be inappropriate in its context and, by 
reason of its scale, massing, width and roof design would be detrimental to the character 
and appearance of the host dwelling, the adjoining property and the wider street scene.

- Additional grounds for refusal by the Council related to the proposed first floor side 
extension standing unacceptably close to the boundary and garden area of No. 79 
Kingsway. This would have an overbearing impact and result in harmful overlooking and 
loss of privacy to the occupiers of this neighbouring dwelling. 

- The extension was proposed to be flush with the existing front and rear walls of the house 
and the roof the same height albeit of a different shape to the roof of the dwelling and the 
adjoining property. 

- The inspector noted that whilst there are both hipped and gable roofs in the local area, the 
appeal proposal would result in the semi-detached property pair having an asymmetrical 
roof design creating an unbalanced appearance. The inspector also found that the 
extension would be at odds with the Council’s guidance as it would have a bulky and overly 
dominant appearance and would not appear subservient to the original dwelling.

- The inspector therefore agreed that the extension would be visually intrusive in the street 
scene and form an incongruous addition adversely affecting the character and appearance 
of the host dwelling and the surrounding area in conflict with Policies DM1 and P3 of the 
Rochdale Core Strategy (2016) and the guidance in the Residential Development SPD.

- With regards to the proposal overlooking the neighbouring dwelling No. 79, the inspector 
opined that the section of garden that would be overlooked is open to view from the public 
footpath on Kingsway and therefore it does not provide a private amenity space for the 
occupants. The inspector found the angled relationship of the appeal dwelling and the 
neighbouring house, together with the separation distance between the two properties 
would not cause harm to the living conditions of the occupants.


