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SITE LOCATION 



DELEGATION

1.1 The application is referred to the Planning and Licensing Committee as the 
applicant is a family member of a Council Officer dealing with Planning 
matters.

PROPOSAL SUMMARY

2.1 Planning permission is sought for the erection of a single storey rear 
extension, changes to front and side elevations and re-positioning of existing 
garage.

RECOMMENDATION

3.1 It is recommended that the Planning and Licensing Committee resolves to 
GRANT planning permission subject to conditions. 

REASON FOR RECOMMENDATION

4.1 The proposed extensions and alterations would not unduly impact upon the 
amenities of the occupants of neighbouring properties, nor would they 
adversely impact upon the character and appearance of the host dwelling or 
the street scene.  The application is therefore compliant with Core Strategy 
policies DM1 and P3, the relevant SPD and the NPPF.



SITE

This application relates to a semi-detached dormer bungalow standing in a similar 
row of similar properties to the west of Kirkway in Middleton.   No. 42 Kirkway is 
adjoined to the north, No. 46 Kirkway stands to the south, Farmway Park lies to the 
rear and the playing fields of St Peter’s RC Primary School lie to the front.  
Uncommonly for properties in the immediate row, the dwelling includes both front 
and rear dormer extensions clad in white uPVC panelling 

PROPOSAL

Planning permission is sought for the erection of a single storey rear extension with 
a flat roof and roof lantern, extension of the existing front and rear dormers in 
materials to match the existing, part-rendering of the front elevation, closure of a 
door in the side elevation and the re-positioning of the existing garage within the rear 
garden.  Internal alterations would result in re-arranged and larger living spaces, but 
no additional bedrooms would be created.

RELEVANT HISTORY

None.

REPRESENTATIONS

Letters of notification were sent to surrounding neighbours and a site notice 
displayed in the vicinity.  No representations have been received.

POLICY

National

National Planning Policy Framework (NPPF) – Revised July 2018 
- The NPPF set out the Government’s planning policies for England and how 

these are expected to be applied.

National Planning Practice Guidance (NPPG) 
- The guidance is intended to complement the NPPF and provides a single 

resource for planning guidance. 

Local

Adopted Rochdale Core Strategy (CS) 2016: 

The Rochdale Core Strategy was adopted on 19th October 2016. The following 
policies are relevant: 

P3 Improving Design of New Development
DM1 General Development Requirements
T2 Improving Accessibility 
Appendix 5 Schedule of Parking Standards



Supplementary Planning Documents (SPD): Supplementary Planning Document 
‘Guidelines and Standards for Residential Development’ (2016).

Saved Rochdale Unitary Development Plan (UDP) 2006: 

G/D/1 Defined Urban Area

ANALYSIS

Design 

The proposed flat roof single storey rear extension is a common form of extension to 
this type of property, the design of which is considered to be acceptable in his 
location.

The existing front and rear dormers would be extended in their current form and 
proportions but would remain set in from the edge of the roof.  It is noted that the 
extended front dormer would match the width of the existing front dormer at No. 50 
Kirkway and this would result in a positive benefit to the street scene as it would go 
some way to harmonise the style of dormer additions along this section of Kirkway.  
An amendment has been secured to include an additional window in the front 
dormer to reduce the amount of visible uPVC cladding and to result in a balanced 
frontage.

The use of white uPVC cladding on the dormers is considered to be acceptable in 
this instance due to the existing use of the material on the dormers at the property 
and its correspondence again with the existing dormer at No. 50.

The changes to the existing western side elevation including replacement of existing 
windows and the bricking up of the side entrance door with matching brickwork are 
considered to be acceptable.

The proposed application of a rendered finish in place of the small area of brickwork 
on the front elevation is considered to be acceptable given the wide variety of 
different materials finishes to the front elevations of neighbouring dwellings in the 
immediate row.  A condition is recommended requiring submission of full details of 
the proposed material prior to its application to ensure a satisfactory standard of 
visual appearance.

The re-positioning of the existing garage would also be acceptable in respect of 
design. 

Therefore, the proposal will accord with the relevant parts of Core Strategy policies 
DM1, P3, the SPD and the NPPF.

Residential Amenity

With a modest projection of 2.1m from the rear elevation of the existing dwelling, the 
single storey extension would be compliant with the requirements of the SPD in 
relation to both neighbouring properties at No. 42 and 46 Kirkway.  It is noted that 
No. 42 Kirkway benefits a modest conservatory with a similar projection.



There are no directly facing dwellings to the front or rear which would be affected by 
overlooking from the extended dormers. The impact of the increased massing of the 
extended dormer on the outlook from the ground floor side windows of No. 46 
Kirkway would be limited and not harmful.

Whilst the outlook from the ground floor bedroom window would be restricted, it is 
noted that the structural opening and clear glazed window in this location are 
existing and planning permission is not required to modify the internal layout of the 
dwelling.  By virtue of the window being existing, there would be no additional 
privacy impact for the occupants of No. 46 Kirkway. In addition, no harm would arise 
to the occupants of No. 46 Kirkway as a result of the proposed re-positioning of the 
existing garage further rearward.

Therefore, the proposal would accord with the relevant parts of Core Strategy policy 
DM1, the SPD and the NPPF.

RECOMMENDATION

GRANT 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 This permission relates to the following plans:-

- Location Plan
- RC 05185336/1 Existing Layout and Sections (Amended Plan Received 

09.10.18)
- RC 05185336/10 Proposed Layouts and Section (Amended Plan 

Received 09.10.18)
- RC 05185336/11  Proposed Elevations, Site and Roof Plan (Amended 

Plan Received 09.10.18)

Reason: For the avoidance of doubt and to ensure a satisfactory standard of 
development in accordance with the policies contained within the saved 
Rochdale Unitary Development Plan, the adopted Rochdale Core Strategy 
and the National Planning Policy Framework.

3 The materials used in any exterior work with the exception of external render 
must be of a similar appearance to those used in the construction of the 
exterior of the existing building.

Reason: In order to ensure a satisfactory appearance in the interests of visual 
amenity in accordance with policies P3 and DM1 of the adopted Rochdale 
Core Strategy and the National Planning Policy Framework.

4 Notwithstanding any description of materials in the application no external 
rendering of the property shall take place until samples and / or full 
specification of the material to be used have been submitted to and approved 
in writing by the Local Planning Authority. Such details shall include the type, 



colour and texture of the material. The development shall be carried out in 
accordance with the approved details.

Reason: In order to ensure a satisfactory appearance in the interests of visual 
amenity in accordance with policies P3 and DM1 of the adopted Rochdale 
Core Strategy and the National Planning Policy Framework.


