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Application: 17/01224/FUL Township: Middleton Ward: North Middleton

Appeal reference: APP/P4225/W/18/3197744

Site Address:  Land at Boarshaw Clough, Middleton

Proposal:  Erection of six dwellinghouses - Resubmission of 17/00628/FUL

Appellant: Mulberry Homes Agent: N/A 

Decision level:  Delegated

Planning Inspectorate Decision: Appeal Dismissed 22nd August 2018

 The application related to an undeveloped portion of the former Boarshaw Clough 
Industrial Estate in Middleton. The wider 1.8 hectare site has the benefit of 
planning permission for 68 dwellings (04/D42814), although a large number of 
separate planning applications (largely relating to alterations to house types) have 
been determined since 2004. The appeal site itself is a small portion of the wider 
site in the north east corner, adjacent to the rear of properties at Tennyson Road. 

 The application sought planning permission for the erection of 6 no. semi-
detached four-bedroom properties with associated parking provision, landscaping 
and hardstanding. The scheme would have, in effect, represented a change in 
approved house types for six plots of the wider site.

 The application was refused on the following grounds:
o The proposal was for three-storey houses of 10.4m overall height - the 

separation distance between these units and the neighbouring existing 
properties on Tennyson Road would be 17.5m to 21m. Notwithstanding the 
lower site levels of the Boarshaw Clough site, and the proposed alterations 
to rear garden levels to create the illusion of two-storey properties to the 
rear, in view of the height of the new houses and the separation distances 
proposed, the amenity of the occupants of properties on Tennyson Road 
would be unduly compromised by way of overbearing impact and loss of 
privacy.

o The kitchens at ground floor level would not benefit from the provision of 
natural light or ventilation, or indeed any outlook, as a result of the 
proposed garden levels arrangement to the rear. In light of the kitchens 
being habitable rooms, with an open-plan arrangement merging with the 
sitting rooms to the front of the dwellings, it was considered that the layout 
would result in an insufficient standard of amenity for the occupiers.

o The three-storey dwellings would represent a significant departure from the 



scale and appearance of existing and approved units elsewhere on the 
Boarshaw Clough development and would appear incongruous in 
comparison to the predominant theme within the surrounding area. It was 
therefore considered that the proposal fails to respond positively to the 
context of the application site and would be contrary to the Council’s 
design guidance.

 In respect of the design and appearance of the dwellings, the Inspector was of the 
view that the size and design of the proposed properties would not be significantly 
different to other property types on the estate when seen from the front and, in 
any event, the topography and layout of the estate limits views, and means that 
properties, particularly at locations on the edge of the estate, are seen in a much 
more local context. They therefore concluded that the proposed development 
would not have a harmful effect on the character and appearance of the area.

 The Inspector noted that the proposed housetypes would have a greater massing 
than the dwellings previously approved for the plots and that their rear elevations 
to the eaves would be considerably higher than, as well as somewhat closer to, 
the properties on Tennyson Road and that the proposed rear elevations, all 
containing windows to habitable rooms, would be both higher than, and closer to, 
the Tennyson Road properties than those approved. On this basis they concurred 
with the view of the Council that the proposed dwellings would have an 
overbearing impact and cause a loss of privacy for the occupiers of the Tennyson 
Road properties.

 The Inspector also agreed with the Council that the limited natural light, ventilation 
and external outlook of the kitchens of the proposed dwellings, would have an 
adverse impact on the living conditions of future occupiers.

 Accordingly, the appeal was dismissed in light of the conflict with Policy DM1 of 
the Core Strategy, the guidance contained in the Guidelines and Standards for 
Residential Development SPD and with the revised NPPF.


