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Delegated officer report for planning application 

 
 
Application no. 138622/FH/2023 

Date registered valid: 22 November 2023 

Proposal: Part retrospective application including partial demolition and 
rebuilding of front and rear elevations, erection of single storey rear 
extension and external alterations, including, replacement of render to 
rear and side elevations, installation of front bay window and 
elevational alterations involving replacement windows and doors. 

Address: 8 Park Avenue, Manchester, M19 2EE 

Ward(s): Levenshulme Ward 
 

Applicant: B. Saghir & I. Ahmed   

Agent (if any): Mark Whitfield Whitfield Architects  

Case officer: Ian Jarvis 
Tel: 0161 234 4079 
Email: ian.jarvis@manchester.gov.uk 

Recommendation: Approve     

Date of recommendation: 15 February 2024 

 
  



Application details 
 
Type of application: Full Householder Application 
 
Development type: Householder 
 
Date of site visit:  
 
Standard consultations: 
No consultations have been printed and sent.  
 
Neighbour notifications 
Printed: 24 November 2023  Expired: 15 December 2023 
 
Site notice 
Posted: 24 January 2024  Expired: 14 February 2024 
 
Press advert 
Published: 30 January 2024  Expired: 13 February 2024 
 
Departure from Development Plan:  No 
 
Environmental Statement:  Not required  
 
Description of site/building 
 
Listed building:  Not applicable  
 
Conservation area:  Rushford Park Conservation Area 1986  
 
Tree Preservation Order:   
 
This application relates to a two storey terraced property in a residential part of the Rushford 
Park Conservation Area. The property is an end unit, in a block of four, but is centrally located in 
the row of properties, on the north side of Park Avenue 
 
The property was purchased, by the applicant, in 2022, and it was in a very poor condition. 
Initial attempts were made, to repair the roof and walls, but the property condition was worse 
than first envisaged and more major rebuilding is required. The property currently lacks a full 
roof covering and is generally an eyesore in the Conservation Area. 
 
Originally a householder application was received for the erection of single storey rear 
extension and external alterations (137533/FH/2023), but this application was withdrawn as a 
more comprehensive submission was required. The current application therefore proposes the 
following works: 
- Removal of existing rendering, to front elevation, and partial rebuilding, to give a fully 
brickwork finish with new windows and door. 
- Provision of a new slate pitched roof, to match adjoining properties, with new fascia boards 
and rainwater goods. 
- Installation of new windows and patio doors, in rear elevation. 
- Provision of a raised deck area, to rear, with steps down to garden area. 
- Replacement of poor quality masonry render, at rear, with new white render. 
- Erection of a small single storey infill extension, at the rear, to give the ground floor element. 
Of an existing two storey extension/outrigger a more regular (square) footprint. 



 
The front garden/access arrangements are unchanged by the proposed works. 
 
The proposal has been advertised on site and in the press. 
 
Consultations & Notification Responses 
 
Local Residents - No comments received. 
 
GM Ecology Unit - Makes the following comments: 
 
Summary 
The developer's ecological consultant identified no significant ecological issues.  Issues relating 
to bats, nesting birds and biodiversity enhancement measures can be resolved via condition 
and or informative. 
 
Bats 
The building was assessed for bats after the roof had been removed, no evidence of bats was 
however located and it concluded that the building now had negligible bat roosting potential.  I 
have no reason to doubt the findings of the report.  No further information is required. 
 
Nesting Birds 
The building may have provided habitat for birds such as house sparrow or starling.  The roof 
had however already been removed.  No further information is required. 
 
Contributing to and Enhancing the Natural Environment & Biodiversity Net Gain 
Section 180 of the NPPF 2023 states that the planning policies and decisions should contribute 
to and enhance the natural and local environment.  The development is restricted to 
refurbishment of the existing dwelling.  No significant loss of vegetation appears to have 
occurred or to be proposed.   As this is a householder application, it is exempt from biodiversity 
net gain. 
 
As mitigation/enhancement I recommend provision of one integrated bat brick and a house 
sparrow terrace. 
 
Issues 
 
National Planning Policy Framework (December 2023) - Sets out the Government's Planning 
Policies for England and how these should be applied. It states that the purpose of the planning 
system is to contribute to the achievement of sustainable development. It states that achieving 
sustainable development means that the planning system has 3 overarching objectives: 
An economic objective - to help build a strong, responsive and competitive economy, by 
ensuring that sufficient land, of the right types is available in the right places and at the right 
time to support growth, innovation and improved productivity; and by identifying and 
coordinating the provision of infrastructure; 
A social objective - to support strong, vibrant and healthy communities, by ensuring that a 
sufficient number and range of homes can be provided to meet the needs of present and future 
generations; and by fostering well-designed, beautiful and safe places, with accessible services 
and open spaces that reflect current and future needs and support communities' health, social 
and cultural well-being; and 
An environmental objective - to protect and enhance our natural, built and historic environment; 
including making effective use of land, improving biodiversity, using natural resources prudently, 
minimising waste and pollution, and mitigating and adapting to climate change including moving 
to a low carbon economy 



It states that planning policies and decisions should ensure that developments: 
a) will function well and add to the overall quality of the area, not just for the short term, but over 
the lifetime of the development;  
b) are visibly attractive as a result of good architecture, layout and appropriate and effective 
landscaping; 
c) are sympathetic to local character and history, including the surrounding built environment 
and landscape setting, while not preventing or discouraging appropriate innovation or change 
(such as increased densities); 
d) establish or maintain a strong sense of place, using the arrangement of streets, spaces, 
building types and materials to create attractive, welcoming and distinctive places to live, work 
and visit; 
e) optimise the potential of the site to accommodate and sustain an appropriate amount and mix 
of development (including green and other public space) and support local facilities and 
transport networks; and 
f) create places that are safe, inclusive and accessible, and which promote health and well-
being, with a high standard of amenity for existing and future users, and where crime and 
disorder, and the fear of crime, do not undermine the quality of life or community cohesion and 
resilience. 
 
Section 12 'Achieving Well Designed Places' states that 'the creation of high quality, beautiful 
and sustainable buildings and places is fundamental to what the planning and development 
process should achieve. Good design is a key aspect of sustainable development, creates 
better places in which to live and work and helps make development acceptable to 
communities. Being clear about design expectations, and how these will be tested, is essential 
for achieving this. paragraph 126). 
Section 16 'Conserving and enhancing the historic environment' states that Local planning 
authorities should identify and assess the particular significance of any heritage asset that may 
be affected by a proposal (including by development affecting the setting of a heritage asset) 
taking account of the available evidence and any necessary expertise. They should take this 
into account when considering the impact of a proposal on a heritage asset, to avoid or 
minimise any conflict between the heritage asset's conservation and any aspect of the proposal. 
In determining applications, local planning authorities should take account of: 
a) the desirability of sustaining and enhancing the significance of heritage assets and putting 
them to viable uses consistent with their conservation; 
b) the positive contribution that conservation of heritage assets can make to sustainable 
communities including their economic vitality; and 
c) the desirability of new development making a positive contribution to local character and 
distinctiveness. 
The Core Strategy Development Plan Document 2012 -2027 ("the Core Strategy") was adopted 
by the City Council on 11th July 2012. It is the key document in Manchester's Local 
Development Framework. The Core Strategy replaces significant elements of the Unitary 
Development Plan (UDP) as the document that sets out the long term strategic planning policies 
for Manchester's future development. A number of UDP policies have been saved until replaced 
by further development plan documents to accompany the Core Strategy. Planning applications 
in Manchester must be decided in accordance with the Core Strategy, saved UDP policies and 
other Local Development Documents. 
 
Policy SP1 identifies the City Council's Core Development Principles and states that 
development in all parts of the City should:- 
 
Make a positive contribution to neighbourhoods of choice including:- 
- Creating well designed places that enhance or create character 
- Making a positive contribution to the health, safety and wellbeing of residents 



- Considering the needs of all members of the community regardless of age, gender, disability, 
sexuality, religion, culture, ethnicity or income. 
- Protect and enhance the built and natural environment 
 
Minimise emissions, ensure efficient use of natural resources and reuse previously developed 
land wherever possible. 
 
Improve access to jobs, services, education and open space by being located to reduce the 
need to travel and provide good access to sustainable transport provision. 
 
Policy EN3 relates to heritage and states that, throughout the City, the Council will encourage 
development that complements and takes advantage of the distinct historic and heritage 
features of its districts and neighbourhoods, including those in the City Centre. 
New development must be designed so as to support the Council in preserving or, where 
possible, enhancing the historic environment, the character , setting and accessibility of areas 
and buildings of acknowledged importance, including scheduled monuments, listed buildings 
registered parks and gardens , conservation area and archaeological remains. 
 
Policy EN15 states, amongst other things, that the developers will be expected to identify and 
implement reasonable opportunities to enhance, restore or create new biodiversity, either on-
site or adjacent to the site, contributing to linkages between valuable or potentially valuable 
habitat areas where appropriate. 
 
Policy DM 1 states that all development should have regard to the following specific issues for 
which more detailed guidance may be given within a supplementary planning document:- 
- Appropriate siting, layout, scale, form, massing, materials and detail. 
- Impact on the surrounding areas in terms of the design, scale and appearance of the proposed 
development. Development should have regard to the character of the surrounding area. 
- Effects on amenity, including privacy, light, noise, vibration, air quality and road safety and 
traffic generation. This could also include proposals which would be sensitive to existing 
environmental conditions, such as noise. 
- Accessibility: buildings and neighbourhoods fully accessible to disabled people, access to new 
development by sustainable transport modes. 
- Community safety and crime prevention. 
- Design for health. 
- Adequacy of internal accommodation and external amenity space. 
- Refuse storage and collection. 
- Vehicular access and car parking. 
- Effects relating to biodiversity, landscape, archaeological or built heritage. 
- Green Infrastructure including open space, both public and private. 
- Flood risk and drainage. 
- Existing or proposed hazardous installations. 
 
Unitary Development Plan - The site is presently unallocated within the Manchester Unitary 
Development Plan. 
 
Saved Policy DC1.1 states that in determining planning applications for extensions to residential 
properties, the Council will have regard to:    
a. The general character of the property;     
b. The effect upon the amenity of the neighbouring occupiers;   
c. The desirability of enabling people to adapt their houses in appropriate ways to meet 
changing household needs;    
d. The overall appearance of the proposal in the a street scene;  
e. The effect of the loss of any on-site car parking.    



 
DC1.2 states that extensions to residential properties will be allowed subject to compliance with 
other relevant policies of the Plan and the following criteria:   
a. They are not excessively large or bulky (for example resulting in structures which are not 
subservient to original houses or project out too far in front of original buildings);   
b. They do not create undue loss of sunlight, daylight or privacy;    
c. They are not out of character with the style of development in the area or the surrounding 
scene by virtue of design, use of materials or construction details.   
 
DC1.3 States that, notwithstanding the generality of the above policies, the council will not 
normally approve: 
a) rearward extensions greater than 3.65m (12ft) in length 
b) 2 storey extensions with a flat roof, particularly those which would be visible from the 
public highway 
c) 2 storey extensions to terraced properties which occupy the full width of the house 
d) flat roofed extensions to bungalows 
e) extensions which conflict with the councils guidelines on privacy distances (which are 
published as supplementary guidance). 
 
Saved policy DC18.1 relates to conservation areas and states that the council will give 
particularly careful consideration to development proposals within Conservation Areas. 
 
a) the council will seek to preserve and enhance the character of its designated 
Conservation Areas by carefully considering the following issues: 
I) the relationship of new structures to neighbouring buildings and spaces 
II) the effect of major changes to the appearance of existing buildings  
III) the desirability of retaining existing features such as boundary walls, gardens, trees 
(including street trees) 
IV) the effect of signs and advertisements 
V) any further guidance on specific areas which has been approved by the council 
b) the council will not normally grant outline planning permission for development within 
Conservation Areas. 
c) Consent to demolish a building in a Conservation Area will be granted only where it can 
be shown that it is wholly beyond repair, incapable of reasonably beneficial use, of where its 
removal or replacement would benefit the appearance of character of the area 
d) Where demolition is to be followed by redevelopment, demolition will be permitted only 
where there are approved detailed plans for that redevelopment and where the council has 
been furnished with evidence that the development will be undertaken 
e) Development proposals adjacent to Conservation Areas will be granted only where it can 
be shown that they will not harm the appearance or character of the area.  This will include the 
protection of views into and out of Conservation Areas. 
 
Impact of works - The property is currently in a very poor condition, that detracts from the quality 
of this Conservation Area> Generally the works are needed, to bring the property back into 
habitable use, but improvements are also proposed that would benefit the Conservation Area. In 
particular, some unsightly render is being removed, from the front of the property and replaced 
with a fully brick finish that would be more in keeping with the Surrounding Conservation Area. 
At the rear some new render is proposed, but this is not visible, from the front of the property, 
and would replace some existing poor quality render. The rear extension proposed has a very 
small footprint and only amounts to 'squaring-off' an existing structure. Other works are 
proposed, at the rear, but none of these are easily visible from the street, and are of a relatively 
minor scale. 
 



Generally the proposed works are considered to represent an improvement, in the condition of 
the property, and considered to be in keeping with the character of the Conservation Area. 
 
Ecology - No significant issues have been raised by GMEU, who recommend the provision of 
one integrated bat brick and a house sparrow terrace. This has been agreed by the applicant. 
 
Other Legislative Requirements 
Equality Act 2010 
Section 149 (Public Sector Equality Duty) of the Equality Act 2010 requires due regard to the 
need to: Eliminate unlawful discrimination, harassment and victimisation and other conduct 
prohibited by the Act and; Advance equality of opportunity between persons who share a 
protected characteristic and persons who do not share it. The Equality Duty does not impose a 
legal requirement to conduct an Equality Impact Assessment. Compliance with the Equality 
Duty involves consciously thinking about the aims of the Equality Duty as part of the process of 
decision-making. 
 
Human Rights Act 1998 considerations 
This application needs to be considered against the provisions of the Human Rights Act 1998. 
Under Article 6, the applicants (and those third parties, including local residents, who have 
made representations) have a right to a fair hearing and to this end the local planning authority 
must give full consideration to their comments. 
 
Protocol 1 Article 1, and Article 8 where appropriate, confer(s) a right of respect for a person’s 
home, other land and business assets. In taking account of all material considerations, including 
Council policy as set out in the Core Strategy and saved polices of the Unitary Development 
Plan, the Director of Planning, Building Control & Licensing has concluded that some rights 
conferred by these articles on the applicant(s)/objector(s)/resident(s) and other occupiers and 
owners of nearby land that might be affected may be interfered with but that that interference is 
in accordance with the law and justified by being in the public interest and on the basis of the 
planning merits of the development proposal. She believes that any restriction on these rights 
posed by the recommendation given is proportionate to the wider benefits of and that such a 
decision falls within the margin of discretion afforded to the Council under the Town and 
Country Planning Acts. 
 
Recommendation: Approve   
 
Article 35 Declaration 
 
Officers have worked with the applicant/agent in a positive and proactive manner based on 
seeking solutions to problems arising in relation to dealing with the planning application.  In this 
instance the scheme is considered to be in accordance with City Council policy and agreement 
was reached with regards to works requested by the Greater Manchester Ecology Unit. 
 
 
Condition(s) to be attached to decision for approval OR Reasons for recommendation to 
refuse 
 
 1) The development must be begun not later than the expiration of three years beginning with 
the date of this permission.  
  
Reason - Required to be imposed pursuant to Section 91 of the Town and Country Planning Act 
1990. 
 



 2) The development hereby approved shall be carried out in accordance with the following 
drawings and documents: 
 
Drawings numbered P(00)01 rev A. P(02)01 rev C, P(02)02, and P(03)11 rev C 
Design and Access Statement dated November 2023 (Revision A) 
Paul Butler Associates Heritage Statement dated October 2023 
Gritstone Ecology Preliminary Roost Assessment dated 23 October 2023 
All stamped as received by the City Council, as Local Planning Authority, on 12 November 
2023. 
 
Email from Whitfield Architects, dated 14 February 2024, which confirms that the completed 
development will include a bat brick/box and sparrow terrace. 
 
Reason - To ensure that the development is carried out in accordance with the approved plans, 
pursuant to policies SP1 and DM1 of the Manchester Core Strategy 
 
 3) Notwithstanding any materials referenced within the application submission, prior to the 
commencement of any above ground works, samples and specifications of all materials to be 
used on all external elevations of the development should be submitted to and approved in 
writing by the City Council as local planning authority.  The development shall then be 
constructed in accordance with the approved details. 
 
Reason - To ensure that the appearance of the development is acceptable to the City Council 
as local planning authority in the interests of the visual amenity of the area within which the site 
is located, as specified in policies SP1, EN1 and DM1 of the Manchester Core Strategy. 
 
 4) Prior to the occupation of the development hereby approved,  full details of the design and 
locations of a bat brick/box and sparrow terrace, as part of the approved development shall be 
submitted and agreed with the Local Planning Authority. The permanent bat brick/box and 
sparrow terrace shall be installed in accordance with the agreed design. 
 
Reason - To provide  bird boxes to comply with policy EN15 of the Manchester Core Strategy. 
 
 5) Notwithstanding the provisions of the Town and Country Planning (General Permitted 
Development) Order 2015, (or any order revoking and re-enacting that Order with or without 
modification), no openings, including windows and doors, shall be inserted within the elevations 
of the extension, other than  those shown on the drawing numbered P(03)11 rev C, stamped as 
received by the City Council, as Local Planning Authority, on 12 November 2023, unless 
Planning Permission is specifically granted. 
 
Reason - In the interests of the amenities of the occupiers of the neighbouring dwellinghouses, 
pursuant to saved policy DC1 of the Unitary Development Plan for the City of Manchester, and 
policy DM1 of the Manchester Core Strategy. 
 
 6) Notwithstanding the provisions of the Town and Country Planning (General Permitted 
Development) (England) Order 2015 (as amended) (or any order revoking and re-enacting that 
Order with or without modification) no part of the development shall be used for any purpose 
other than the purpose(s) of Class C3(a) of the Schedule to the Town and Country Planning 
(Use Classes) Order 1987 (as amended) (or in any provision equivalent to that Class in any 
statutory instrument revoking and re-enacting that Order with or without modification). 
 
Reason - In the exceptional circumstances of a proliferation of HMO's restricting housing choice 
and adversely affecting sustainability and in the interests of residential amenity, to safeguard 
the character of the area and to maintain the sustainability of the local community through 



provision of accommodation that is suitable for people living as families pursuant to policy 7.4 of 
the Guide to Development in Manchester: Supplementary Planning Document and Planning 
Guidance, the National Planning Policy Framework and policies SP1 and DM1 of the 
Manchester Core Strategy. 
 
 
 
 
  



Appendix 1 – List of consultees & neighbours notified 
 
  
 
4 Park Avenue, Manchester, M19 2EE 
1 Park Avenue, Manchester, M19 2EE 
11 Park Avenue, Manchester, M19 2EE 
9 Park Avenue, Manchester, M19 2EE 
5 Park Avenue, Manchester, M19 2EE 
3 Park Avenue, Manchester, M19 2EE 
Flat 6, 1 Rushford Avenue, Manchester, M19 2HG 
Flat 5, 1 Rushford Avenue, Manchester, M19 2HG 
Flat 3, 1 Rushford Avenue, Manchester, M19 2HG 
Flat 2, 1 Rushford Avenue, Manchester, M19 2HG 
Flat 1, 1 Rushford Avenue, Manchester, M19 2HG 
Flat 4, 1 Rushford Avenue, Manchester, M19 2HG 
12 Park Avenue, Manchester, M19 2EE 
10 Park Avenue, Manchester, M19 2EE 
15 Central Avenue, Manchester, M19 2GE 
7 Park Avenue, Manchester, M19 2EE 
3 Rushford Avenue, Manchester, M19 2HG 
6 Park Avenue, Manchester, M19 2EE 
2 Park Avenue, Manchester, M19 2EE 
 
 
 
Appendix 2 – Planning constraints 
 
Article 4 Direction - Removal Of PD Rights Change Of Use From Class C3 To Class C4 
Aircraft Safeguarding Zone - Aircraft Safeguarding Zone - All Exceeding 90M 
Conservation Area - Rushford Park Conservation Area 1986 
Susceptible to Surf Water Flood (Less) -  
Area Team Boundary - Name: NORTH AREA 
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