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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)
Dr Mahtab Siddiqui
161 Old Hall Lane
Manchester
M14 6HJ

Mrs Keeley Harris
Alden Rose Ltd
11 Mount View
Billericay
Essex
CM11 1HB

Part 1 – Particulars of the application/development
Proposal: Erection of a two storey dwellinghouse (Class C3) with living accommodation 
in the roof space together with landscaping and boundary treatment

Location: 161 Old Hall Lane, Manchester, M14 6HJ

Date of application: 2 June 2025

Application number: 142637/FO/2025

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 based on 
seeking solutions to problems arising in relation to dealing with the planning application.  
There were minor changes required to meet the requirements for approval and the 
officer and applicant worked together to find an amicable solution.

Condition(s) attached to this decision

 1) Specified plans 
The development hereby approved shall be carried out in accordance with the following 
drawings and documents: 
a. Application Form  07 Apr 2025     APPLICATION FORM
b. Drawing - Existing & Proposed  15 Dec 2025  FULL DRAWING PACK  

PLANS AND ELEVATIONS INC BOUNDARY TREATMENT AND 
LANDSCAPING
c. Drawing - Proposed  10 Jul 2025  21-2252 D01 REV 0  RAIN AND 
FOUL WATER DRAINAGE
d. Drawing - Proposed  16 Sep 2025  21 034  DRAINAGE 
DETAILS  
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e. Noise assessment or information  07 Apr 2025  22050.NIA-RPT.01  
NOISE IMPACT ASSESSMENT  

f. Ground Survey  07 Apr 2025  A250310-R01  LAND 
CONTAMINATION PHASE 1 DESK STUDY  
g. Ground Survey  20 May 2025  A250310-R02A  LAND 
CONTAMINATION PHASE 2 INVESTIGATION  
h. Waste Management  07 Apr 2025     GD 04 WASTE STORAGE 
AND COLLECTION GUIDANCE
i. Supporting Information  07 Apr 2025     EV CHARGING DETAILS  
Reason - To ensure that the development is carried out in accordance with the 
approved plans, pursuant to policies DM 1, SP 1 and EN 1 of the Core Strategy and JP-
P1 & of Places for Everyone.

 2) Materials as approved on plan
The materials used in the external surfaces of the development hereby approved shall 
be those as specified on approved plans. For the avoidance of doubt these are
a. Walls: Render with Western Cedar cladding 
b. Roof: Slate tiles with EPDM membrane flat roof 
c. Windows: Passivhaus Triple-Glazed Aluminium-clad timber windows
d. Front Boundary treatment: Brick wall to match

Reason - In order to ensure a satisfactory appearance in the interests of visual amenity 
in accordance with policies SP1 and DM1 of the Core Strategy and the requirements of 
the National Planning Policy Framework

 3) Noise verification
Prior to first occupation of the residential unit, a verification report is required to be 
agreed in writing by the City Council as local planning authority to validate that the work 
undertaken throughout the development conforms to the recommendations and 
requirements in the approved acoustic consultant's report.
a. Noise assessment or information  07 Apr 2025  22050.NIA-RPT.01  

NOISE IMPACT ASSESSMENT  
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 verification report shall be detailed along with any measures required to be 
undertaken prior to first occupation of the residential units 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 and to reduce the potential for overheating. 
Pursuant to policies DM 1, SP 1 and EN 1 of the Core Strategy and JP-S1 and JP-P1 of 
Places for Everyone.

 4) Land Contamination Verification
Prior to occupation a verification report is required to be agreed in writing by the City 
Council as local planning authority confirming if any geotextile membrane is added if 
MG is remaining post development. 
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 DM 1, SP 1 and EN 1 of the Core Strategy and JP-S1 
and JP-P1 of Places for Everyone.
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 5) NEW DWELLINGS - PD RIGHTS TO C4 REMOVED
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 HMOs and short term 
lets 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 the provision of accommodation that is 
suitable for people living as families pursuant to paragraph 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 
Core Strategy for the City of Manchester.

 6) NEW DWELLINGS - PD RIGHTS REMOVED FOR EXTENSIONS
Notwithstanding the provisions of Schedule 2, Part 1 of the Town and Country Planning 
(General Permitted Development) Order 2015 (as amended) (or any order revoking and 
re-enacting that Order with or without modification), no extensions (Class A), roof 
additions (Class B), roof alterations (Class C), porches (Class D), outbuildings (Class 
E), hard surfaces (Class F), chimneys, flues, etc. (Class G), microwave antennae (Class 
H) shall be erected without planning permission being granted by the Local Planning 
Authority.
Reason - In the interests of residential amenity, pursuant to policies DM1 and SP1 of 
the Manchester Core Strategy.

 7) LANDSCAPING AND BOUNDARY TREATMENT TO BE IMPLEMENTED IN 
ACCORDANCE WITH APPROVED PLAN
The landscaping works shown on the approved plans;
a. Drawing - Proposed  10 Dec 2025  21-0304 D05 REV 0  

LANDSCAPING
b. Drawing - Proposed  11 Dec 2025  21-0304 D01REV 0  

BOUNDARY DETAILS   
shall be carried out in accordance with the approved details and in within the first 
planting season following final occupation of the development hereby permitted, 
whichever is the sooner. 
Any trees or shrubs planted or retained in accordance with this condition which are 
removed, uprooted, destroyed, die or become severely damaged or become seriously 
diseased within 5 years of planting shall be replaced within the next planting season by 
trees or shrubs of similar size and species to those originally required to be planted.
Reason - To ensure that the site is satisfactorily landscaped having regard to its location 
and the nature of the proposed development and in accordance with policies SP1, EN9 
and DM1 of the Core Strategy and the National Planning Policy Framework.

 8) Bin store
Bins are to be stored within the garage use of the dwelling hereby approved and 
thereafter retained and maintained, in perpetuity. For the avoidance of doubt bins 
should not be stored on the front of the property unless within a secure, ventilated bins 
store as agreed in writing by the City Council as Local Planning Authority.
Reason - In the interests of residential and visual amenity pursuant to saved policy DC1 
of the Unitary Development Plan for Manchester and policies SP1 and DM1 of the Core 
Strategy for Manchester.
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 9) Cycle Store
The cycle storage facilities shown on the approved drawings shall be installed as part of 
the development and be retained and permanently reserved for bicycle parking.

Reason - To ensure that adequate provision is made for bicycle parking so that persons 
occupying or visiting the development have a range of options in relation to mode of 
transport in order to comply with policies SP1, T1 and DM1 of the Core Strategy.

10) EV Charging
The parking spaces shown on the approved drawings shall be provided with an Electric 
Vehicle charging point before the development hereby approved is first occupied.
Reason - To secure a reduction in air pollution from traffic in order to protect existing 
and future residents from air pollution pursuant to core Strategy policies EN16, SP1 and 
DM1
 

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: 
http://www.manchester.gov.uk/info/100011/roads_parking_and_transport/1988/naming_
and_numbering_of_houses_buildings_streets_and_roads/2 

United Utilities - Drainage
 Directed by the principles set out in the National Planning Practice Guidance 'hierarchy 
of drainage options' (Paragraph: 056 Reference ID: 7-056-20220825), we require 
developers and Local Planning Authorities, to do all that they can to avoid surface water 
entering the public sewer, unless absolutely necessary. This applies to all proposed 
development. See Appendix 1.1 'Surface Water Hierarchy'. All options for the 
sustainable management of surface water must be thoroughly investigated before we 
will accept any surface water connections from new development to the public sewer. 
Where a new surface water connection to the public sewer is proposed, we will require 

http://www.manchester.gov.uk/info/100011/roads_parking_and_transport/1988/naming_and_numbering_of_houses_buildings_streets_and_roads/2
http://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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robust evidence to demonstrate the drainage hierarchy has been fully investigated and 
there are no more sustainable options available for the management of surface water. 
To discuss their drainage proposals the applicant should contact our Developer 
Services team by email at SewerAdoptions@uuplc.co.uk. Alternative ways to contact 
the team are detailed in the Appendix, Section 5.0 'Contacts'.
When considering their drainage proposal, it is the applicant's responsibility to 
investigate the existence of any infrastructure that might impact their detailed design. 
This includes water, wastewater, operational and/or abandoned pipelines. United 
Utilities will not routinely carry out this assessment when reviewing drainage proposals 
submitted within a planning application.
Where infrastructure exists, the drainage design must comply with the relevant United 
Utilities guidelines and/or Building Regulations. Further information is available on our 
website: Working near our pipes - United Utilities. Failure to consider existing 
infrastructure when designing a drainage proposal may result in the applicant having to 
redesign proposals at a later date.

United Utilities - Property, Assets and Infrastructure
A public sewer crosses the site and we will not permit building over it. We require an 
access strip for maintenance or replacement and this access must not be compromised 
in any way. The minimum distances that might be acceptable to United Utilities are 
detailed within Part H of the Building Regulations however, we recommend the 
applicant determines the precise location, size, depth and condition of the pipeline as 
this is likely to influence the required stand-off distance from any structure. 
It is the applicant's responsibility to investigate the existence of any pipelines that might 
cross or impact their proposed site and also to demonstrate the exact relationship 
between United Utilities' assets and the proposed development. The applicant should 
not rely solely on the detail contained within asset maps when considering a proposed 
layout. 
It is important that the supporting information contained in the Appendix, Section 2.0 
'United Utilities' Property, Assets and Infrastructure', is read in conjunction with this 
letter. This provides information that might impact a proposed layout and additional 
guidance that an applicant or developer must consider when United Utilities assets are 
located in, or in the locality of, the proposed site. 
Where United Utilities' assets exist, it is essential that the applicant, or any subsequent 
developer, contacts our Developer Services team prior to commencing any works on 
site, including trial holes, groundworks or demolition. See Appendix, Section 5.0 
'Contacts'.

United Utilities - WATER EFFICIENCY IN NEW DEVELOPMENT 
All new homes are required to meet the mandatory national standard of 125 litres of 
water used per person per day (l/p/d) as set out in Building Regulations Approved 
Document G. If your adopted development plan includes a policy that implements the 
tighter water efficiency standard of 110 l/p/d for new-build dwellings in Part 3 of Building 
Regulations, you should ensure that this is a condition of any planning permission you 
may grant. You should also consider whether there is any adopted development plan 
policy relating to a water efficiency in the construction of non-residential development. 
As this is a matter for the local planning authority / building control body, United Utilities 
would not be involved in the discharge of conditions relating to water efficiency.

Date: 18 December 2025
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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 of 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 his 
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. 
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