
Re: 136291/FO/2023 - 100 Ogden Lane Manchester M11 1NG

Kanadi Jagafa <k.jagafa@masonandmarlowe.co.uk>
Tue 06/06/2023 10:37

To:Carl Glennon <carl.glennon@manchester.gov.uk>

3 attachments (5 MB)
Waste Proforma.pdf; 05062023_100 Ogden Lane, Openshaw, Manchester, M11 1NG_R2_Site Plan (2).pdf; 06062023_100
Ogden Lane, Openshaw, Manchester, M11 1NG_R3.pdf;

Hi Carl,

Although, the client's Title deed shows that he has ownership of the area in front of the gate, for the
sake of this application, he is moving the redline to the gate line. He has instructed his lawyer to look
into the freehold issue. Please find revised site and locations plans, and drawings. 

With regards to waste management, find attached waste proforma.

i.              Estimated volumes and types of waste produced by the development; The proposed use is a
dwellinghouse. So, just household waste. 
ii.             Details of internal and external stores for both waste and recycling, including any plans
and designs; Bin area shown of Site plan.
iii.            Location of the proposed collection point and details of the route the collection vehicle
will take; Collection point shown on site plan.
iv.           Details of how waste will be transferred between stores and to the collection location;  Bins will be
pulled to collection point. 
v.            Details of number and capacity of bins proposed and collection frequency. Please refer to guidance
at: House hold bins and usual Manchester household waste collection time table.

Let me know if you have any questions. 

Dr Kanadi Jagafa
Director
Tel: 07551568335
Image
http://masonandmarlowe.co.uk/
Colony, 5 Piccadilly Place,
Manchester
M1 3BR
United Kingdom

From: Carl Glennon <carl.glennon@manchester.gov.uk>
Sent: Tuesday, May 30, 2023 1:20:48 PM
To: Kanadi Jagafa <k.jagafa@masonandmarlowe.co.uk>
Subject: Re: 136291/FO/2023 - 100 Ogden Lane Manchester M11 1NG
 
Dear Kanadi,

Thank you for your email clarifying details of the site ownership.



As the leasehold relating to the land has been agreed it may not be appropriate for the issue of
stopping up of the land to be revisited at this stage. However, I have asked Highways to advise
further on this issue.

There is concern regarding the amount and configuration of proposed car parking. it is
recommended that two car parking spaces be provided. Appropriate gates and boundary treatment
be should also provided to Ogden Lane and to demarcate the proposed amenity area.

Please also consider and respond to the requests set out below relating to waste management, the
provision of secured cycle storage and an electric vehicle charging point.

I look forward to hearing from you.

Yours sincerely,

Carl

Carl Glennon
Planning Officer,
Growth and Development Directorate,
Area Team,
Planning,
Manchester City Council,
Floor 6 Town Hall Extension,
PO Box  532,
Manchester,
M60 2LA.
Tel: 0161 234 4530
email: carl.glennon@manchester.gov.uk
Web: http://www.manchester.gov.uk
Mobile: 07814 086043

From: Kanadi Jagafa <k.jagafa@masonandmarlowe.co.uk>
Sent: 29 May 2023 18:01
To: Carl Glennon <carl.glennon@manchester.gov.uk>
Subject: Re: 136291/FO/2023 - 100 Ogden Lane Manchester M11 1NG
 
Hi Carl,

Please find attached the Title Deed showing that the proposed parking area is within the ownership
of the applicant. 

Could clarify this with highways and let me know. 

Thank you. 

Dr Kanadi Jagafa (PhD)
Director

W: http://masonandmarlowe.co.uk/
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E: k.jagafa@masonandmarlowe.co.uk
Tel: 07551568335
Colony, 5 Piccadilly Place,
Manchester
M1 3BR
United Kingdom

From: Carl Glennon <carl.glennon@manchester.gov.uk>
Sent: 25 May 2023 16:51
To: Kanadi Jagafa <k.jagafa@masonandmarlowe.co.uk>
Subject: 136291/FO/2023 - 100 Ogden Lane Manchester M11 1NG
 
Dear Kanadi, 

I write with regarding to the above and to advise you of consultation comments as set out below. 

I have reviewed Highways comments regarding the inclusion of part of the adopted highway within the red
edge identifying the application site, i.e., the area to the west of the site to be used for car parking and an
amenity area. This land forms part of the adopted highway and is therefore outside your client's ownership.
The required service of notice on the City Council has not been undertaken and the planning application is
therefore invalid. It will be necessary to complete and submit Certificate B on the planning application forms
following the service of Notice No 1 on the following: 

Head of Network Management (Highways) 
Manchester City Council 
The Highways Service, PO Box 532, Town Hall, Manchester, M60 2LA. 
 
Head of Development & Investment Estate Development Team 
Manchester City Council 
Growth & Development 
Level 8 Town Hall Extension, Manchester, M2 5DB. 

It is also advised that the Development Team be contacted to discuss the use of Council owned land as part of
the proposed development. If the land cannot be acquired, it will not be possible to deliver the proposed
development should planning permission be granted. Significant changes to the proposal would also be
required. 

I have attached a copy of the application form that includes Certificate B and Notice No 1 that needs to be
served on each of the above. 

Your client may wish to withdraw the planning application so that discussion can be undertaken to determine
the extent of the proposed development site and to establish land ownership details. 

If your client has any further information relating to the ownership of this land, please submit it for
consideration.

I look forward to receiving your comments and advice regarding how your client wishes to proceed with the
planning application.  

Yours sincerely, 

Carl. 

Consultation responses 

1.            Highways  

1.1          The pedestrian access points will remain as existing, this is acceptable to Highways. 
An existing parking area is situated to the side of the property which is accessed via an existing vehicular
access point from Ogden Lane. There are no amendments noted regarding the vehicular access. 
 



1.2          However, Council records indicate that the proposed parking area is on the adopted highway. A
stopping up order would be needed to extinguish existing highway rights through a S247 agreement at the
applicant's expense and would need discussion with the appropriate Council department. Where there is a
requirement to stop up or divert an existing section of highway or footpath (under either a S116 Highways Act
1980 or S247/S257 Town and Country Planning Act 1990) a discussion should be undertaken with the
Statutory Approvals Team, so an appropriate process can be determined and taken forward, at the applicant's
expense. Details can be accessed via the following link: 

https://www.manchester.gov.uk/xfp/form/1943

1.3          The applicant should confirm that they have landowner agreement for the use of the land as part of
the development. 

1.4          The length of the driveway should be confirmed to ensure that vehicles do not overhang the footway,
i.e., each driveway space should provide a minimum of 3.0m x 6.0m. The applicant should provide verification
that the necessary vehicle manoeuvres can be undertaken at the entry / exit point, as well as access/egress
the spaces suitably, through the provision of vehicle swept path information. Highways would not accept the
need for vehicles to reverse on to the highway. 
[Given these comments the amount and configuration of the car parking spaces will need to be reviewed.] 
1.5          100% cycle parking is required in a secure and sheltered location within the site. 
1.6          No boundary treatments are proposed. The applicant should be advised that any boundary
treatments to the adopted highway should retain visibility from a height of 600 mm upwards in order to
protect sight lines. All gating which is accessed from the highway must be inward opening, in order to prevent
obstruction to passing footway users. 
1.7          It is acceptable for waste bins to be stored within the curtilage of the property and serviced via
existing operations. However,  the distance from the bin stores to the collection point must be clarified and
accordance with GD04 guidelines. 
1.8          Detail should be sought from the applicant in relation to any proposed construction or fitout 
arrangements, where there is an impact on the highway. The applicant should be advised that any
requirements for licensing, hoarding / scaffolding, skips and any associated temporary traffic management
arrangements will need discussion and agreement with the council's Highway Applications and Network
Resilience teams via email: 
highwaylicences@manchester.gov.uk

2.            Environmental Health 

2.1          The following acoustic insulation condition is required: 

a) Before the occupation of the development, a scheme for acoustically insulating the proposed residential
accommodation against noise from Ogden Lane and any other identified noise source shall be submitted to
and approved in writing by the City Council as local planning authority. The approved noise insulation and
ventilation scheme shall be implemented before the occupation of the development. 

b) Prior to first occupation of the residential units, a verification report shall be required to validate that the
work undertaken throughout the development conforms to the recommendations and requirements in the
approved acoustic consultant's report. The report shall also undertake post completion testing to confirm that
the internal noise criteria have been met. Any instances of non-conformity with the recommendations in the
report shall be detailed along with any measures required to ensure compliance with the internal noise
criteria. 

Reason: To secure a reduction in noise from traffic or other sources, in order to protect future residents from
noise disturbance pursuant to policies SP1 and DM1 of the Cire Strategy for the City of Manchester and saved
policy DC26 of the Unitary Development Plan. 
 
2.2          The waste and recycling management details should be supplemented with the following: 
 
i.              Estimated volumes and types of waste produced by the development; 
ii.             Details of internal and external stores for both waste and recycling, including any plans and designs; 
iii.            Location of the proposed collection point and details of the route the collection vehicle will take; 
iv.           Details of how waste will be transferred between stores and to the collection location;  

https://eur03.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.manchester.gov.uk%2Fxfp%2Fform%2F1943&data=05%7C01%7Ccarl.glennon%40manchester.gov.uk%7C48fb4454e10c48c9cb0f08db6671a906%7Cb0ce7d5e81cd47fb94f7276c626b7b09%7C0%7C0%7C638216410730545963%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C3000%7C%7C%7C&sdata=%2BaA0u6Iq8dwXEg7ZJZcL%2BBBnxaMGVZ0IRI3TqOavUpY%3D&reserved=0
mailto:highwaylicences@manchester.gov.uk


v.            Details of number and capacity of bins proposed and collection frequency. Please refer to guidance
at: 
http://www.manchester.gov.uk/downloads/download/6048/waste_management_strategy
 
 2.3          The following condition is required maintain air quality and endure the delivery of EV charging
points 

Prior to occupation of the development, a scheme for electric vehicle charging shall be submitted to and
approved in writing by the City Council as local planning authority. The approved scheme shall be
implemented before the occupation of the development and maintained in situ at all time s thereafter.  

Reason: To secure a reduction in air pollution from traffic or other sources, in order to protect existing and
future residents from air pollution, pursuant to policies EN16, SP1 and DM1 of the Core Strategy for the City of
Manchester. * 

*             The developer should refer to MCC's AQ Guidance Note for EV charge point recommendations, 

2.4          Informative: Contaminated land watching brief – Should ground and / or groundwater contamination
and/or ground gas be encountered on the site before the development is occupied, the developer is advised
to cease works and call Contact Manchester on 0161 234 5004 or email contact@manchester.gov.uk for
advice regarding how to proceed. 

3.            GM Police Design of Security – The following recommendations have been received: 

3.1          The windows on the front elevation are positioned directly adjacent to the public footway which
could leave them vulnerable. It is highly recommended that these windows are protected by
ornamental metal bars to the lower half or a perforated screen. 

3.2          Changes to the building should accord with Secured by Design standards. 

 
Carl Glennon
Planning Officer,
Growth and Development Directorate,
Area Team,
Planning,
Manchester City Council,
Floor 6 Town Hall Extension,
PO Box  532,
Manchester,
M60 2LA.
Tel: 0161 234 4530
email: carl.glennon@manchester.gov.uk
Web: http://www.manchester.gov.uk
Mobile: 07814 086043
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