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Date registered valid:
Proposal:

Address:
Ward(s):

Applicant:
Agent (if any):
Case officer:

Recommendation:

CDN/23/0065
14 February 2023

Discharge of conditions 3 (programme of works timeframe), 4
(materials), 5 (location of works plan), 6 (sound and fire separation), 7
(cornices), 8 (rooflight), 9 (new window), 10 (removal of section of
original wall), 11 (ceilings), 12 (floorboards and joists), 13 (rainwater
goods), 14 (chimneys), 15 (removal of paint and render), 16 (boundary
treatment), 17 (metal work), 18 (roof insulation), 19 (staircase repairs),
20 (internal / external joinery repairs), 21 (fire damaged areas), 22
(damp/rot works) attached to listed building consent referenced
126095/L0O/2020

Flat 2, Former Fenton House, 2 Higher Ardwick, Manchester, M12
6BZ

Ardwick Ward

Mr Tahir Ahmed Land Investments Manchester Ltd
Mr Saghir Hussain, Create It Studio Architects

Sue Wills
Tel: 0161 234 4524
Email: sue.wills@manchester.gov.uk

SPLIT DECISION

Date of recommendation: 28.02.2024



Application details
Type of application: Approval of condition application
Development type: Notifications

Standard consultations:
Printed: 27 February 2023 Expired: 20 March 2023

Neighbour notifications
No neighbour notifications have been printed and sent.

Site notice
No site notice has been produced

Press advert
No press advert had been published

Departure from Development Plan:  No
Environmental Statement: Not required

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 Atrticle 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: SPLIT DECISION

Article 35 Declaration



Condition(s) to be attached to decision for approval OR Reasons for recommendation to
refuse

Condition no. 3 (programme of works timeframe)

3) The Timetable for Programme of repairs and Samples Specifications (including Details of
Quality Control Management Input) (Document 4) has been considered solely in regard to the
timetable of works.

The programming of the works is considered to be acceptable. Condition no.3 is discharged on
the basis that the development is carried out in accordance with the approved details, prior to
the occupation of the development.

Condition no. 4 (materials)

4)The information within the Material schedule ref: A1225-Z100-A-01 rev B dated 20.04.2023
has been considered, together with the content of the Timetable for Programme of repairs and
Samples Specifications (including Details of Quality Control Management Input) ( Document 4)
solely in regard to materials. However, as previously advised there will need to be a number of
samples, such as any new bricks, pointing, rendering, cleaning, internal decorative plaster
reinstatement, sample repaired window etc submitted for consideration. A sample of the
proposed secondary glazing will also be needed, as a number of products have been proposed,
unless this can be clarified, and final product details sent through. The samples can be provided
on site for examination or if necessary the samples should be sent to the Local Planning
Authority for consideration.

The submitted photograph of the rendered finish is not sufficient to agree the rendered finish .
Officers will need to see this sample on site and also assess the areas of exposed brickwork
and render removal. The final finishes / decoration colours in key areas in particular the
windows, render and railings need also need to be formally agreed.

Furthermore, the materials schedule needs to be updated to refer to cast iron rainwater goods.

As the samples referenced above have not yet been provided for consideration condition no.4 is
not discharged.

Condition no. 5 (location of works plan)

The location of the works shown within the documents and plans reference below is accepted .
-External elevation remedial works — south and west elevations Plan ref: FH/CC/Dwg 6A:
-External elevation remedial works — north and east elevations Plan ref: FH/CC/Dwg 6B
-Document 1 — Background room by room schedule with assessment of significance and
justification for the proposed works

-Document 5 — Details of general clauses , specifications and method statements

-Document 6¢ — Schedule of works , method statement to accompany external elevation
drawing 6A

-Document 7 - Room by room schedule of works document specification and method statement
-Chimney Stacks condition and remedial works plan ref: FH/CC/Dwg-8

-Proposed door cornice and skirting details plan rf: FH/CC/Drwg 12A

-Internal door type and coving details plan ref: FH/cc/Drg -12B

-Proposed window type details plan rf: FH/CC/Drwg 13

On the basis of the location of the proposed works shown within the documents and plans
referenced above and that the works are completed prior to the first occupation of the
development, condition no.5 is discharged.



Condition no. 6 (sound and fire separation)
6)The detailed designs of measures the sound and fire separation between floors , and M & E
measures, and their location set out on the plans set out below is considered to be satisfactory

Proposed emergency lighting, lighting and Fire Alarm Level 1 plan ref: 22541(63)001 rev.P2
Proposed emergency lighting, lighting and Fire Alarm Level 2 plan ref: 22541(63)002 rev.P2
Proposed above ground drainage Level 1 plan ref: 22541(52) 001 rev.P2;

Proposed above ground drainage Level 2 plan ref: 22541(52) 002 rev.P2;

Proposed above ground drainage Level 3 & 4 plan ref: 22541(52) 003 rev.P2;

Proposed above heating services Level 1 plan ref: 22541(56) 001 rev.P2;
Proposed above heating services Level 2 plan ref: 22541(56) 002 rev.P2;
Proposed above heating services Level 3 & 4 plan ref: 22541(56) 003 rev.P2;

Proposed above ventilation layout Level 2 plan ref: 22541(56) 002 rev.P2
Proposed above ventilation layout Level 3 &4 plan ref: 22541(57) 002 rev.P2
Proposed water services Level 1 plan ref: 22541 (53) 001 rev.P2

Proposed water services Level 2 plan ref: 22541 (53) 002 rev.P2

Proposed small power/data/telecoms level 1 plan ref: 22541(62 )001 rev.P2
Proposed small power/data/telecoms level 2 plan ref: 22541(62 )002 rev.P2

Proposed small power/data/telecoms level 3 &4 plan ref: 22541(62)003 rev.P2

Document 5 — Details of general clauses , specifications and method statements
Document 7 - Room by room schedule of works document specification and method statement

However, no external vents have been shown on the proposed external elevations . Detailed
designs of the external face and materials forming the proposed vents, together with their
location on the external elevation is required to be provided for consideration before condition
no.6 can be discharged.

Condition no. 7 (cornices)

7) The content of Document nos. 5 and 7 , together with details shown on the proposed door
cornice and skirting details plan rf: FH/CC/Drwg 12A and Internal door type and coving details
plan ref: FH/cc/Drg -12B have been reviewed. On the basis that the development is
implemented in accordance with the details within the documents and plans referenced above
and are completed prior to the first occupation of the development, condition no.7 is
discharged.

Condition no. 8 (rooflight)

8)The content of Document nos. 5 and 7 , together with details shown on Clement conservation
roof light plan refs: D-CRPM - 02 rev.G ; D-CRPM - 03 rev.G; D-CRPM - 04 rev.G; D-CRPM-07,
D-CRPM-08 and plan ref: D-CRPM-01 rev.G ; together with the Clement Conservation rooflight
installation guide and Conservation roof light plan sheet 1 of 1 rev.A received 30" January
2023 have been reviewed. On the basis that the development is implemented in accordance
with the details within the documents and plans referenced above, and that the colouration of
the frame matches the colouration of the roofing slates and the works are completed prior to
the first occupation of the development, condition no.8 is discharged.



Condition no. 9 (new windows)

9)The content of Document nos. 5, 7 and 11, together with details shown on Annotations
referencing works to windows and window replacement on Proposed north and east elevations
Plan ref: A1225(02) AP006 rev.G and Proposed west and south elevations Plan ref:
A1225(02) AP006 rev.G; Window elevation view ( internal ) and vertical cross section;
proposed window type details plan rf: FH/CC/Drwg 13 have been reviewed .

This is considered to be an acceptable approach in dealing with each window and looking at
repairs, part reinstatement and new windows. Furthermore, the additional document showing an
aluminium secondary glazing product to the existing windows this product and the slimness of
the frames is considered to be satisfactory.

However, the Acoustic Assessment report ref: HA192 dated November 2022 has been
reviewed, and it is noted that the noise criteria cannot be met without installing mechanical
ventilation. This is a concern given the Grade Il status of the building. Further consideration
will need to be given to alternative solutions to respect the Grade Il listed status of the property
and the achievement of appropriate noise levels within the proposed self-contained apartments.
This will have the potential to require changes to the design of any replacement windows, and
measures to retained windows. As such condition no.9 is not discharged at this time.

Condition no. 10 (removal of section of original internal wall)

10)The contents of Document nos. 1, 5, and 7, together with details shown on the Proposed
basement plan ref: A1225 (02)AP002 rev,.G; Proposed ground floor plan ref: A1225 (02)AP003
rev.l; Proposed first and loft plan ref: A1225 (02)AP004 rev,.G have been reviewed On the
basis that the development is implemented in accordance with the details within the documents
and plans referenced above, and the works are completed prior to the first occupation of the
development, condition no.10 is discharged.

Condition no. 11 (ceilings)

11)The contents of Document nos. 1, 5, and 7 which specify a method for the reinstatement of
decorative ceiling plaster ( Documents 5 and 7) in the locations in Document 1 have been
examined, and it is noted that the evidence from an inspection of the property is that there is no
historic ceiling lime plaster applied to lathes in the basement and attic levels, but that the
principal upper ground and first floor rooms do retain some lath and plaster ceilings. The
proposed approach is considered to be satisfactory.

This approach is accepted. On the basis that the development is implemented in accordance
with the details within the documents referenced above and the works are completed prior to
the first occupation of the development, condition no.11 is discharged.

Condition no. 12 (floorboards and joists)

12)The contents of Document nos. 1, 5, and 7 have been considered in regards to joinery works
to floorboards and joists The removal of any floorboards, and associated repair works, shall be
carried out in accordance with the approach as set out in the documents referenced above. On
this basis condition no.12 is discharged.

Condition no. 13 (rainwater goods)



13)The contents of Document nos. 5, and 7 have been considered in regards to rainwater
goods together with the External elevation remedial works — south and west elevations Plan
ref: FH/CC/Dwg 6A; and External elevation remedial works — north and east elevations Plan
ref: FH/CC/Dwg 6B. It is also noted that all the rainwater goods would be cast iron.

The submitted approach is supported, however, as advised previously the colouration reflecting
the original historic paint colouration and finish at the property, which would not be the black
colouration proposed, as this was not readily available by the time the original, building was
constructed. Until the original colouration of the rainwater goods has been determined, and
confirmation is provided that the rainwater goods would be finished in this colouration, condition
no.13 cannot be discharged.

Condition no. 14 (chimneys)

14)The contents of Document nos. 5, and 6C have been considered in regards to chimneys
together with the details on shown on plans :

-Chimney Stacks condition and remedial works plan ref: FH/CC/Dwg-8 , together with contents
of the specification and method statement document

-Condition compliance : schedule to accompany drawings 6a and 6b showing works identified to
external elevations and chimneys

On the basis that the development is implemented in accordance with the details within the
documents and plans referenced above, and the works are completed prior to the first
occupation of the development, condition no.14 is discharged.

Condition no. 15 (removal of paint and render)

15)The contents of Document nos. 5, and 6C have been considered in regards to external
works related to the removal of paint and render and the approach is accepted. Whilst the
colouration of the proposed render seems acceptable, a render samples will need to be
provided on site for inspection , and considered as a part of condition no.4.

On the basis that the development is implemented in accordance with the details within the
documents and plans referenced above, and the works are completed prior to the first
occupation of the development, condition no.15 is discharged.

Condition no. 16 (boundary treatment)

16) The railing design to the Higher Ardwick / Harkness Street frontage and the boundary wall
detail to Dolphin Place shown on plan ref: Railing and Boundary Wall design plan ref:
A1125(02)AP011 rev. A and External door wall and gate proposal details plan ref: FH/CC/Drwg
9B and Means of enclosure and landscaping proposals plan ref: FH/CC/Dwg 9A ( solely in
regard to the proposed boundary treatment ) has been considered .

It is also unlikely that the original paint to any metal work would have been black as this was not
readily available by the time the original, building was constructed. As such an evidence base
for colouration of the railings will be necessary. Furthermore, the railing design as proposed is
lacking in finesse and sufficient detail to be able to be supported. It needs to be based in
research to develop a detailed railing design that is of a suitable high quality for the listed
building.

Furthermore, whilst the boundary wall detail shown on plan ref: Railing and Boundary Wall
design plan ref: A1125(02)AP011 rev.A d is considered to be acceptable, a product
specification has not been submitted for consideration

Therefore, on the basis of the design shown on plan ref: Railing and Boundary Wall design plan
ref: A1125(02)AP011 rev.A , and the proposed black colouration , and no a product
specification for the boundary wall, condition no.16 is not discharged.



Condition no. 17 (metal work)

17) It is have been advised previously that a simple paint scrape should be undertaken to the
small areas of original metal work, as it is important to understand the original paint scheme to
information the proposed decoration especially if the paint is being completely removed as all
evidence of paint ( evidential heritage value) would be totally lost. It is also unlikely that the
original paint would have been black as this was not readily available by the time the original,
building was constructed. As such an evidence base for colouration will be necessary .
Therefore, on this basis condition no.17 is not discharged.

Condition no. 18 (roof insulation)

18) Insufficient information has been provided in relation to the insulation of the roof. Please
provide a detailed method statement, and specification in relation to insulation of the roof
(including the location of the insulation material). Condition no.18 cannot be discharged at this
time.

Condition no. 19 (existing staircase repairs)

19) Document 5 which is referenced in connection with discharge of condition no.19, does not
include details of the proposed repair works to the existing staircases. Please provide

detailed method statement, and specification in relation to the repairs to the existing staircases
(including the location of the work) . On this basis condition no.19 is not discharged at this time

Condition no. 20 (internal / external joinery repairs)

20)The contents of Document nos. 5, 7, and 11 together with details shown on the proposed
door cornice and skirting details plan rf: FH/CC/Drwg 12A, Internal door type and coving details
plan ref: FH/cc/Drg -12B , proposed window type details plan rf: FH/CC/Drwg 13 ( solely in
respect of repairs) is accepted .

On the basis that the development is implemented in accordance with the details within the
documents and plans referenced above, and the works are completed prior to the first
occupation of the development, condition no.20 is discharged.

Condition no. 21 (fire damaged areas)

21)The contents of Document nos. 5, 6C and 7 together with details shown on the External
elevation remedial works — south and west elevations Plan ref: FH/CC/Dwg 6A: and
External elevation remedial works — north and east elevations Plan ref: FH/CC/Dwg 6B are
accepted.

On the basis that the development is implemented in accordance with the details within the
documents and plans referenced above, and the works are completed prior to the first
occupation of the development, condition no.21 is discharged.

Condition no. 22 (damp/rot work)

The contents of Document nos. 1, 5, 6C and 7 together with details shown on the External
elevation remedial works — south and west elevations Plan ref: FH/CC/Dwg 6A:

External elevation remedial works — north and east elevations Plan ref: FH/CC/Dwg 6B

have been reviewed.

It is noted that the timber treatment specialist for historic buildings from Peter Cox has been
engaged and has inspected Fenton House, and that a preliminary report on the damage to the



listed building caused by damp ingress has been compiled. Furthermore, that in ongoing
discussions with the timber treatment specialist for historic buildings, it has been agreed that the
improvements to the watertightness of the building, should be allowed to take effect. This is on
the basis that the conclusion of the preliminary report is that a substantial amount of historic
fabric would be lost if treatment work is undertaken whilst the building is wet and water ingress
IS continuing.

The approach to allow for a 2/3 month period of ‘drying out’ is accepted to enable a more robust
understanding in regard to whether a dry-rot / wet-rot problem is present.

However, condition no.22 cannot be discharged until this information is known, and the full
extent of works is clear. This information will then need to be submitted for consideration.

Appendix 1 — List of consultees & neighbours notified

Heritage & Urban Design

Appendix 2 — Planning constraints

Article 4 Direction - North Manchester PD Restriction - Class B1(c) To C3

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

Coal Authority - Development Low Risk - Name: DEVELOPMENT _LOW_RISK_AREA
Susceptible to Surf Water Flood (Less) -

Susceptible to Surf Water Flood (Middle) -

Area Team Boundary - Name: NORTH AREA



