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Important – Planning permission & notices of consent

Compliance with conditions

 Your planning approval or consent is attached. It will contain conditions that you 
must comply with.

 Please read the conditions and understand their requirements and restrictions, 
for example submission and approval of details or measures to protect trees.

 Some conditions will require action before you start development and it is 
imperative that you seek to have these discharged before any work commences.

 Whilst every effort has been made to group conditions logically, it is your 
responsibility to ensure that you are aware of the requirements and/or restrictions 
of all conditions.

 If you fail to comply with the conditions this may result in a breach of planning 
control and this may lead to enforcement action.

 Failure to comply with conditions may also result in the development not being 
lawful.

 It is in your interests to demonstrate that conditions have been complied with. 
Failure to do so may cause difficulties if the property is sold or transferred.

 A fee is payable for each request to discharge conditions.

 For advice on any of these matters, please contact Planning, Manchester City 
Council, PO Box 532, Town Hall, Manchester M60 2LA or email 
planning@manchester.gov.uk

mailto:planning@manchester.gov.uk
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Town & Country Planning Act 1990 (as amended)

Planning Permission

Applicant Agent (if used)
Mr Basem Abdulrazak
Bafa Services Ltd
122 Urmston Lane
Manchester
M32 9BQ

Mr Philip Bakes
P N Bakes Architectural Consultancy
23 Market Street
Thornton
Bradford
BD13 3HW

Part 1 – Particulars of the application/development
Proposal: Variation of condition no. 2 attached to planning permission 128682/FO/2020 
to allow for the repositioning of the dwellinghouses and amendments to the design of 
the apartment building.

Location: The Happy Man , Portway, Manchester, M22 1UB

Date of application: 22 February 2023

Application number: 136331/JO/2023

Part 2 – Particulars of decision
Manchester City Council gives notice that the development referred to in Part 1 has 
been Approved in accordance with the application and plans submitted subject to the 
condition(s) listed below (if any).

Article 35 Declaration

Officers have worked with the applicant in a positive and proactive manner to resolve 
any problems arising in relation to dealing with the planning application.

Condition(s) attached to this decision

 1) The development must be begun not later than the expiration of three years 
beginning with the date of planning permission reference 128682/FO/2020, that date 
being 8 December 2021.

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: 

a) B/20/1267/01P - Site Layout Plan, stamped as received on 28 June 2023
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b) B/20/1267/02   - Location Plan, stamped as received on 2 November 2021
c) B/20/1267/03A - Housetype Plans and Elevations (plots 1,2,8 & 9) , stamped as 
received on 3 December 2021
d) B/20/1267/04A - Housetype Plans and Elevations (plots 3 & 4) , stamped as 
received on 3 December 2021
e) B/20/1267/05A - Housetype Plans and Elevations (plots 5,6 & 7) , stamped as 
received on 3 December 2021
f) B/20/1267/05H - Apartments Plans and Elevations, stamped as received on 22 
February 2023
g) B/20/1267/07B - Streetscene Elevation (sheet 1) , stamped as received on 2 
November 2021
h) B/20/1267/08B - Streetscene Elevation (sheet 2) , stamped as received on 2 
November 2021

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) No above ground works shall commence unless and until samples and specifications 
of all materials to be used on all external elevations of the development have been 
submitted to and approved in writing by the City Council as local planning authority.   

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 and DM1 of the Manchester 
Core Strategy.

 4) Plot nos. 1 to 9 of the development hereby approved shall be used only as private 
dwellings (which description shall not include serviced properties or similar uses where 
sleeping accommodation (with or without other services) is provided by way of trade for 
money or money's worth and occupied by the same person for less than ninety 
consecutive nights) and for no other purpose (including any other purpose in Class C3 
of the Schedule to the Town and Country Planning (Use Classes) Order 1987 (as 
amended), or any provision equivalent to that Class in any statutory instrument revoking 
and re-enacting that Order with or without modification).

Reason - 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 private residential purposes and to ensure the 
achievement of the public benefit identified pursuant to policies SP1, DM1, EN3 , H1, 
H6 and H11 of the Manchester Core Strategy and the guidance contained within 
National Planning Policy Framework including section 16.

 5) Plot nos. 10 to 18 of the development hereby approved shall only be used as 
Assisted Living Apartments (Use Class C2) and for no other purpose (including any 
other purpose in Class C2 of the Schedule to the Town and Country Planning (Use 
Classes) Order 1987 (as amended), or any provision equivalent to that Class in any 
statutory instrument revoking and re-enacting that Order with or without modification).

Reason - In the interests of residential amenity and pedestrian and highway safety, 
pursuant to policies SP1 and DM1 of the Manchester Core Strategy.

 6) Prior to the occupation of the Assisted Living Apartment hereby approved, a 
management plan detailing how they are to be run on a day to day basis shall be 
submitted to and be approved by the City Council as local planning authority. Thereafter 
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and in perpetuity the Assisted Living Apartments shall be run in accordance with the 
approved management plan.

Reason - In the interests of residential amenity, pursuant to Policies SP1 and DM1 in 
the Manchester Core Strategy.

 7) No above ground works shall commence until details of the measures to be 
incorporated into the development (or phase thereof) to demonstrate how Secured by 
Design accreditation will be achieved have been submitted to and approved in writing 
by the City Council as local planning authority. The development shall only be carried 
out in accordance with these approved details. The development hereby approved shall 
not be occupied or used until the Council as local planning authority has acknowledged 
in writing that it has received written confirmation of a Secured by Design accreditation.

Reason - To reduce the risk of crime pursuant to policies SP1 and DM1 of the Core 
Strategy and to reflect the guidance contained in the National Planning Policy 
Framework.

 8) The car parking hereby approved shall be laid out, demarcated and made available 
prior to the occupation of the residential accommodation hereby approved. 

Reason - In the interests of pedestrian and highways safety and to ensure the 
satisfactory development of the site, pursuant to Policy DM1 in the Manchester Core 
Strategy.

 9) Prior to the commencement of above ground works, details of the electric vehicle 
charging points referenced in the Air Quality Management Statement (stamped as 
received on 29 January 2021) and which are  to be incorporated into the scheme shall 
be submitted to and be approved by the City Council as local planning authority. The 
approved charging points shall be installed and remain in-situ in perpetuity before the 
residential accommodation hereby approved is occupied.

Reason - To promote sustainable development and in the interests of residential 
amenity, pursuant to Policies DM1 and EN16 in the Manchester Core Strategy.

10) No development shall take place until surface water drainage works have been 
implemented in accordance with Non-Statutory Technical Standards for Sustainable 
Drainage Systems (March 2015) or any subsequent replacements national standards 
and details that have been submitted to and approved in writing by the Local Planning 
Authority. 

Reason - To promote sustainable development, secure proper drainage and to manage 
the risk of flooding and pollution.  This condition is imposed in light of national policies 
within the NPPF and NPPG and Policies EN8 and EN14 in the Manchester Core 
Strategy. 

11) No development hereby permitted shall be occupied until details of the 
implementation, maintenance and management of the sustainable drainage scheme 
have been submitted to and approved by the local planning authority. The scheme shall 
be implemented and thereafter managed and maintained in accordance with the 
approved details. Those details shall include:
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o Verification report providing photographic evidence of construction as per design 
drawings; for the avoidance of doubt this must include all components of the drainage 
system with evidence of attenuation and flow control installed as-approved.
o As built construction drawings if different from design construction drawings.
o Management and maintenance plan for the lifetime of the development which 
shall include the arrangements for adoption by any public body or statutory undertaker, 
or any other arrangements to secure the operation of the sustainable drainage scheme 
throughout its lifetime. For the avoidance of doubt, this must identify the party 
responsible for maintenance and provide a schedule of maintenance tasks for each 
component, indicating frequency and nature of the task (which should be in accordance 
with manufacturer's specifications and/or CIRIA SuDS Manual C753).

Reason - To manage flooding and pollution and to ensure that a managing body is in 
place for the sustainable drainage system and there is funding and maintenance 
mechanism for the lifetime of the development, Policies EN8 and EN14 in the 
Manchester Core Strategy. 

12) Before the commencement of above ground works, a scheme for the storage and 
disposal of refuse shall be submitted to and approved in writing by the City Council as 
local planning authority.  The details of the approved scheme shall be implemented as 
part of the development and shall remain in situ whilst the use or development is in 
operation.

Reason - In the interests of visual and residential amenity, pursuant to Policy DM1 in 
the Manchester Core Strategy.

13) Before the development hereby approved commences, a report (the Preliminary 
Risk Assessment) to identify and evaluate all potential sources and impacts of any 
ground contamination, groundwater contamination and/or ground gas relevant to the 
site shall be submitted to and approved in writing by the City Council as local planning 
authority. The Preliminary Risk Assessment shall conform to City Council's current 
guidance document (Planning Guidance in Relation to Ground Contamination).

In the event of the Preliminary Risk Assessment identifying risks which in the written 
opinion of the Local Planning Authority require further investigation, the development 
shall not commence until a scheme for the investigation of the site and the identification 
of remediation measures (the Site Investigation Proposal) has been submitted to and 
approved in writing by the City Council as local planning authority. 

The measures for investigating the site identified in the Site Investigation Proposal shall 
be carried out, before the development commences and a report prepared outlining 
what measures, if any, are required to remediate the land (the Site Investigation Report 
and/or Remediation Strategy) which shall be submitted to and approved in writing by the 
City Council as local planning authority.

Reason - To ensure that the presence of or the potential for any contaminated land 
and/or groundwater is detected and appropriate remedial action is taken in the interests 
of public safety, pursuant to policies DM1 and EN18 of the Manchester Core Strategy.

14) Above-ground construction works shall not commence until a hard and soft 
landscaping treatment scheme (including details of boundary treatments) based upon 
the indicative landscaping details shown in B/20/1267/01L, stamped as received on 22 
February 2023, has been submitted to and approved in writing by the City Council as 
local planning authority.  The approved scheme shall be implemented not later than 12 
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months from the date the buildings are first occupied.  If within a period of 5 years from 
the date of the planting of any tree or shrub, that tree or shrub or any tree or shrub 
planted in replacement for it, is removed, uprooted or destroyed or dies, or becomes, in 
the opinion of the local planning authority, seriously damaged or defective, another tree 
or shrub of the same species and size as that originally planted shall be planted at the 
same place.

Reason - To ensure that a satisfactory landscaping scheme for the development is 
carried out that respects the character and visual amenities of the area, in accordance 
with policies SP1, EN9 and DM1 of the Manchester Core Strategy.

15) The development hereby approved shall incorporate the measures as set out within 
the Environmental Standards Statement stamped as received by the City Council as 
local planning authority on 28 January 2021. Within 3 months of the completion of the 
construction of the authorised development a verification statement shall be submitted 
to and approved in writing, by the City Council as local planning authority, confirming 
the incorporation of the specified measures at each phase of the construction of the 
development, including dated photographic documentary evidence of the 
implementation and completion of required works.

Reason - In order to minimise the environmental impact of the development pursuant to 
policies SP1, T1-T3, EN4-EN7 and DM1 of the Manchester Core Strategy and the 
principles contained within The Guide to Development in Manchester SPD (2007) and 
the National Planning Policy Framework.

16) DISCHARGED UNDER CDN/22/0653 - No development shall take place, including 
any demolition works, until a construction management plan or construction method 
statement has been submitted to and approved in writing by the Local Planning 
Authority. The approved plan/statement shall be adhered to throughout the 
demolition/construction period. The plan/statement shall provide for: 

o A construction programme including phasing of works; 
o 24 hour emergency contact number; 
o Expected number and type of vehicles accessing the site: o Deliveries, waste, cranes, 
equipment, plant, works, visitors; o Size of construction vehicles; o The use of a 
consolidation operation or scheme for the delivery of materials and goods; o Phasing of 
works; 
o Means by which a reduction in the number of movements and parking on nearby 
streets can be achieved (including measures taken to ensure satisfactory access and 
movement for existing occupiers of neighbouring properties during construction):  
Programming;  Waste management;  Construction methodology;  Shared deliveries;  
Car sharing;  Travel planning;  Local workforce; Parking facilities for staff and visitors;  
On-site facilities; A scheme to encourage the use of public transport and cycling; 
o Routes for construction traffic, avoiding weight and size restrictions to reduce 
unsuitable traffic on residential roads; 
o Locations for loading/unloading, waiting/holding areas and means of communication 
for delivery vehicles if space is unavailable within or near the site; 
o Locations for storage of plant/waste/construction materials; 
o Arrangements for the turning of vehicles, to be within the site unless completely 
unavoidable; 
o Arrangements to receive abnormal loads or unusually large vehicles; 
o Swept paths showing access for the largest vehicles regularly accessing the site and 
measures to ensure adequate space is available; 
o Any necessary temporary traffic management measures; 
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o Measures to protect vulnerable road users (cyclists and pedestrians); 
o Arrangements for temporary facilities for any bus stops or routes; 
o Method of preventing mud being carried onto the highway; 
o Methods of communicating the Construction Management Plan to staff, visitors and 
neighbouring residents and businesses.

Manchester City Council encourages all contractors to be 'considerate contractors' 
when working in the city by being aware of the needs of neighbours and the 
environment. Membership of the Considerate Constructors Scheme is highly 
recommended.  
 
Reason: In the interests of safe operation of the adopted highway in the lead into 
development both during the demolition and construction phase of the development, 
pursuant to policies SP1, EN19 and DM1 of the Manchester Core Strategy.
 

Informatives
Building Regulations 2010
This permission does not grant approval under Building Regulations.

Street Naming & Numbering Requirements
Manchester City Council is responsible for allocating street naming and numbering 
within Manchester for new developments or property conversions. Individuals or 
businesses are not permitted to allocate their own property numbers, building or street 
names.

If your development includes the creation of new dwellings (either new build or 
conversion of existing buildings), creation of new commercial properties or the 
subdivision of existing properties you must ensure that you request new or changes to 
addresses through us so they can be officially allocated and registered in accordance 
with the Public Health Act 1925 Sections 17-19 & Greater Manchester Act 1981 Section 
22.

Failure to do this may result in difficulties for the developer/occupier when requiring 
services such as connections to utilities, phone lines and postal services and may delay 
your development.

You can apply online at the following address: 
www.manchester.gov.uk/info/100011/roads_parking_and_transport/1988/naming_and_numberi
ng_of_houses_buildings_streets_and_roads/2 

Highways Works - The footway and verge on the development side of Portway is being 
amended and it will therefore be necessary to undertake these highway alterations 
through S278 agreement between the developer and MCC which would include any 
required technical approval. The following link can be used:

https://www.manchester.gov.uk/directory_record/287709/permission_to_work_on_the_h
ig
hways_-_section_278_agreements/category/355/highways_and_pavements

https://www.manchester.gov.uk/info/100011/roads_parking_and_transport/1988/naming_and_numbering_of_houses_buildings_streets_and_roads/2
https://www.manchester.gov.uk/info/100011/roads_parking_and_transport/1988/naming_and_numbering_of_houses_buildings_streets_and_roads/2
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It is expected that all modifications / improvements to the public highway are achieved 
with a maximum carbon footprint of 40%. Materials used during this process must also 
be a minimum of 40% recycled and fully recyclable. Developers will be expected to
demonstrate that these standards can be met prior to planning conditions being 
discharged. The developer is to agree the above with MCC's Statutory Approvals and 
Network Resilience Teams post planning approval and prior to construction taking 
place.

Regarding S278 agreements a deposit is required to begin an application, additional 
costs will be payable and are to be agreed with S278 team. A S278 is required for 
works to the adopted highway, minimum standard S278 technical approval timescale is 
between 4-6
months, TRO's can take 10-12 months. An independent 'Stage 2' Road Safety Audit will 
be required and the design may require changes if any issues are raised with all costs 
attributable to the Developer. A 'Stage 1' Road Safety Audit should be completed during 
the planning stage and a copy of the report (with Designer's Response) is to be made 
available to the Statutory Approvals Team upon request.

Informative for condition 9 - On-site/allocated parking: 1 EV charge point (minimum 
7kW*) for each dwelling. Unallocated parking: minimum 20% EV (minimum 7kW*) 
charge points, and cable routes for all other spaces.

Informative for condition 10 - In order to avoid/discharge the above drainage condition 
the following additional information has to be provided:

o A surface water drainage strategy report must be submitted to support the drainage 
proposal.

o A fully labelled drainage layout presenting all drainage components, manholes, levels 
and FFLs must be submitted.

o Evidence of maximised green SuDS components within the proposed drainage 
system must be submitted (utilising attenuation or infiltration). Suggested green SuDS 
components for this scheme include rain gardens, green roofs, tree pits.

o Details of surface water attenuation that offers a reduction in surface water runoff rate 
in line with the Manchester Trafford and Salford Strategic Flood Risk Assessment, i.e. at 
least a 50% reduction in runoff rate compared to the existing rates, as the site is located 
within Manchester Trafford Critical Drainage Area. Betterment must be calculated from 
modelling of existing system.

o Runoff volume in the 1 in 100 year, 6 hours rainfall shall be constrained to a value as 
close as is reasonable practicable to the greenfield runoff volume for the same event, 
but never to exceed the runoff volume from the development site prior to 
redevelopment.

o Evidence that the drainage system has been designed (unless an area is designated 
to hold and/or convey water as part of the design) so that flooding does not occur during 
a 1 in 100 year rainfall event with allowance for 40% climate change in any part of a 
building.

o Assessment of overland flow routes for extreme events that is diverted away from 
buildings (including basements). Overland flow routes need to be designed to convey 



136331/JO/2023 Page 9 of 10

the flood water in a safe manner in the event of a blockage or exceedance of the 
proposed drainage system capacity including inlet structures. A layout with overland 
flow routes needs to be presented with appreciation of these overland flow routes with 
regards to the properties on site and adjacent properties off site.

o Where surface water is connected to the public sewer, agreement in principle from 
United Utilities is required that there is adequate spare capacity in the existing

system taking future development requirements into account. An email of acceptance of 
proposed flows and/or new connection will suffice.

o Front driveway surfacing >5m2 is required to be permeable (utilising permeable 
paving, permeable asphalt or equivalent). Evidence of permeable surfacing must be 
demonstrated. https://www.gov.uk/government/publications/permeable-surfacing-of-
front-gardens-guidance

o Hydraulic calculation of the proposed drainage system.

o CCTV survey of existing drainage system to understand condition, capacity, 
connectivity.

o Construction details of flow control and SuDS elements.

Informative for condition 12 - The proforma/ Waste Management Strategy must include 
the following information:

Estimated volumes and types of waste produced by the development;
Details of internal and external stores for both waste and recycling, including any plans 
and designs;
Location of the proposed collection point and details of the route the collection vehicle 
will take;
Details of how waste will be transferred between stores and to the collection location; 
and
Details of number and capacity of bins proposed and collection frequency.
Other details as per 'Waste Proforma v1.0' - refer to guidance at: 
http://www.manchester.gov.uk/downloads/download/6048/waste_management_strategy

Informative for condition 13 - Environmental Health recommend that an SI is undertaken 
to make sure that the soils for the garden areas are suitable for use, areas around the 
substation are sampled for PCBs, focus around the infilled ponds to check there is no 
gas risk and due to the age of the public house asbestos could be present in the 
building.

Date: 21 July 2023

Signed:

Julie Roscoe
Director of Planning, Building Control & Licensing

Manchester City Council, P O Box 532, Town Hall, Manchester M60 2LA
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Notes
1. This permission refers only to that required under the Town and Country Planning Act 
1990 does not include any consent or approval under any other enactment, byelaw, 
order or regulation.

2 If the applicant is aggrieved by the decision of the local planning authority to refuse 
permission or approval for the proposed development, or to grant permission or 
approval subject to conditions, they may appeal to the Secretary of State in accordance 
with Section 78(1) of the Town and Country Planning Act 1990 within six months of the 
date of the notice of the decision.

The Planning Inspectorate have introduced an online appeals service that can be used 
to make appeals online. This service is available through the gov.uk website –
www.gov.uk/appeal-planning-decision . The Inspectorate will publish details of your appeal 
on the internet. Alternatively If you are unable to access the online appeal form, please 
contact the Planning Inspectorate to obtain a paper copy of the appeal form on tel: 0303 
444 5000.

The Secretary of State has power to allow a longer period for the giving of a notice of 
appeal but they will not normally be prepared to exercise this power unless there are 
special circumstances that excuse the delay in giving notice of appeal.

If you intend to submit an appeal that you would like examined by inquiry then you must 
notify the City Council (planning@manchester.gov.uk) and the Planning Inspectorate 
(inquiryappeals@planninginspectorate.gov.uk) at least 10 days before submitting the 
appeal. Further details are on GOV.UK.

3. The statutory requirements are those set out in Section 79(6) of the Town and 
Country Planning Act 1990, namely Sections 70(1) and 72(1) of the Act.

4. If either the local planning authority or the Secretary of State refuses permission to 
develop land or grants it subject to conditions, the owner may claim that they can 
neither put the land to a reasonably beneficial use in its existing state nor render the 
land capable of a reasonably beneficial use by the carrying out of any development 
which has been or would be permitted.

In these circumstances, the owner may serve a purchase notice on the Council in 
whose area the land is situated. This notice will require the Council to purchase their 
interest in the land in accordance with the provisions of Part VI of the Town and Country 
Planning Act 1990

5. In certain circumstances, a claim may be made against the local planning authority 
for compensation, where permission is refused or granted subject to conditions by the 
Secretary of State on appeal or on a reference of the application to them.  The 
circumstances in which such compensation is payable are set out in Section 114 of the 
Town and Country Planning Act 1990.   

 

https://www.gov.uk/appeal-planning-decision
mailto:planning@manchester.gov.uk
mailto:inquiryappeals@planninginspectorate.gov.uk
http://www.gov.uk/

