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Dear Sirs, 

New Victoria, Manchester –Planning Permission Ref: 111777/FO/2016/C1 

Application for Non-Material Amendments 

On behalf of our client, Muse Developments Ltd, we hereby submit an application under Section 96(a) of the 

Town and Country Planning Act 1990 in order to make a Non-Material Amendment (“NMA”) to Planning 

Permission 111025/FO/2016/C1 (‘the permission’).  This application seeks to make amendments to the 

wording of Condition 2 on the permission to change the approved documents and drawings. 

Planning History

On 29 September 2016 Planning Permission was granted for a mixed-use scheme on the New Victoria site, 

bound by Corporation Street, Cheetham Hill Road Bridge and Victoria Station (111777/FO/2016/C1) for the 

following description of development: 

“Erection of two residential buildings of a maximum 21 and 26 storeys to accommodate 520 apartments (178 

x 1 bed, 286 x 2 bed and 56 x 3 bed apartments) (Use Class C3). Erection of one office building of maximum 

eight storeys comprising up to 11,647 sq. m (GIA) of office accommodation. Ground floor commercial space 

(Use Class A1, A2, A3 and B1), lower ground level car parking, access and servicing arrangements, 

alterations to Corporation Street, new public realm and other associated works.”

Background 

The Site is located in the north east corner of Manchester City Centre and is bound by Corporation Street, 

Cheetham Hill Road Bridge and the recent extension to Victoria Station. The site area is approximately 1.14 

hectares and has been previously used for surface level car parking.  

The Site itself is heavily constrained by a number of elements including the River Irk culvert which runs 

through the centre of the site, the proximity of the Victoria Station roof, tram and train tracks and associated 

no build zones, and a restrictive height covenant relating to the listed buildings on Corporation Street. 

Since the application was approved, the pre-commencement conditions requirements have been discharged 

or amended where appropriate and the permission has been implemented.  Muse Developments Ltd has 

appointed a reputable contractor – VINCI – to construct the three buildings who have in turn inputted into 

the detailed construction design processes to ensure the buildings are deliverable.  In addition, changes in 

market requirements and building legislation since the approval has necessitated design adjustments which 

are the subject of this application.

20 May 2020 

Planning Department 
Manchester City Council 
PO Box 532 
Town Hall 
Manchester 
M60 2LA 



2

Pre-application Consultation 

The application proposals have been the subject of dialogue with the Local Planning Authority initially in 

December 2019, and subsequently via further telephone conversations.  Each of the changes have been 

discuss and agreed in principle as part of this process and it has been confirmed by the Local Planning 

Authority that they are capable of being considered as Non-Material Amendments. 

Non Material Amendments to the Approved Development 

The proposed changes are summarised below and also detailed within the enclosed Design Document 

prepared by Sheppard Robson. 

Design Development  

 Balcony Balustrades – following amendments to the Building Regulations, which came into force in 

December 2018, the use of laminated glass has been reviewed and the proposal now relates to metal 

balustrades.  This is in order to mitigate the risk of non-compliance with the Building Regulations. 

 Upper Level Screen to Penthouse Corridors – the decorative screen proposed as part of the original 

planning permission has been replaced with a more functional design, which incorporates glazing and 

curtain walling with projecting fins. This new choice in materials is considered to be more in-keeping with 

the style of the overall scheme. In addition, the new materials benefit from lower embodied carbon and 

enhanced ease of maintenance which in turn will help to retain the high quality appearance once the 

building is operational. 

 Addition of Photovoltaics to Roof Area – since the approval of the original planning application Photovoltaic 

(PV) technology as improved, and so it is now possible to incorporate PVs into the design. This produces 

renewable energy for the building, reduces the building’s environmental impact and supports 

improvements against Part L of the Building Regulations. 

 Lower Ground Floor Plant and Ground Floor Retail and Reception Areas – adjustments are proposed to the 

lower ground floor plant, and ground floor retail and reception areas to accommodate the developed 

mechanical, engineering and plumbing design and developer requirements. 

 Parapets – following discussions with the Structural Engineer and Contractor it is proposed that the 

parapets be extended to provide continuous edge protection, and to simplify the construction. 

Energy and Ventilation Strategy 

Following the approval of the original planning permission, new guidance was released in relation to 

assessing overheating (CIBSE TM59 Assessments) in June 2017.  This guidance sets more onerous targets 

for overheating. Taking into account associated noise considerations, which are a specific issue and 

consideration for this Site, it has been necessary to introduce an alternative ventilation strategy which in turn 

has required the energy strategy for the building to be reviewed. 

The factors affecting the methodology of the overheating assessment also impacts the façade design and 

acoustic mitigation considerations. As such, in developing the detailed façade design, the project team have 

considered the potentially competing issues that determine the façade specification and importantly Part L. 

In addition, detailed options appraisal has been undertaken to balance the competing considerations. 

Alternative proposals have been developed as a result, which involves the omission of the approved bottom 

hung windows and the introduction of full length, side hung, inward opening, glazed windows. A perforated 

screen has been introduced in front of this to provide edge protection for when the window is open. This has 

led to the aesthetic simplification of the elevations by removing the window transom and heavy frame 
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required for the inward opening windows. This has also all the Mechanical Ventilation Heat Recovery (MVHR) 

system intake and exhaust vents to be integrated into the façade as part of the perforated ventilation screen, 

an improvement to the original façade appearance. In addition, some of the window module widths have 

been increased from 500mm to 750mm to provide the required ventilation; this has a minor impact on the 

elevations, whilst the original design and vertical expression has been maintained. 

In summary, due to the more stringent overheating guidelines, the orientation of the buildings, and the high 

level background noise levels at this location, the overheating assessment has fed into the detailed design, 

resulting in a reduced percentage improvement over Part L. Whilst the approved scheme achieved a 7.6% 

compliance margin, the actual total emissions of the approved scheme is higher than the current proposals 

(which achieves a 2.6% compliance margin). The actual building proposal emissions for the approved 

scheme and the current proposals are: 

- Approved scheme emissions = 774 tonnes 

- Current proposals emissions = 765 tonnes 

Emissions for the current proposals are 9 tonnes lower than the approved proposals, a reduction of 1.2% of 

the total emissions compared to the approved scheme. Further, when comparing the current proposals with 

the approved compliance target, it results in an 8.87% margin of improvement, demonstrating the reduction 

in actual tonnes of carbon emissions. 

It should be noted that the Ventilation Strategy has not changed from the details set out within the approved 

Ventilation Statement prepared by Arup, which was approved with the original permission. The details set 

out above comprise the detailed design of the strategy approved with the original permission. 

Cycle Parking 

Due to the changes in the ground and lower ground floor layout, some of the residents’ cycle parking has 

been relocated.  The original permission provided 260 residents and visitor cycle parking spaces.  The same 

number of cycle parking provision is proposed with 231 spaces are provided within the buildings and the 

remainder provided via Sheffield hoops within the residents parking area and the public realm adjacent to 

Corporation Street. 

The amended location of the cycle parking provision is set out in drawing references: PL1487-VW-112 and 

PL1487-VW-114. 

Planning Policy Framework  

The Planning Policy Framework relevant to the proposed development has changed slightly since the 

approval of the original application for the mixed-use development in September 2016.   

The key Development Plan documents remain the 2012 Manchester Core Strategy and Saved Policies of the 

2006 Manchester Unitary Development Plan.  

The following documents form Material Considerations in the determination of this application. Notably, the 

2012 National Planning Policy Framework has been replaced with the revised National Planning Policy 

Framework, which was published in February 2019 and most recently updated in June 2019. However, there 

have been no changes to the Framework or online Planning Policy Guidance which would affect consideration 

of the application. Manchester City Council planning guidance documents remain unchanged. 

Full consideration of the proposed development against the planning policy framework is considered within 

the original Planning and Tall Building Statement. 
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Application Drawings 

This application seeks to amend the wording of Condition 2 of the permission to change the approved 

drawings and documents.  It seeks the following changes to the drawings: 

Approved Drawing Reference Proposed Drawing Reference 

5210-SI-00-100 N - Proposed Masterplan – Lower 
Ground Floor 

5210-SI-00-900 - Proposed Masterplan – Lower 
Ground Floor 

5210-SI-00-101 M - Proposed Masterplan –Ground 
Floor 

5210-SI-00-901 - Proposed Masterplan –Ground 
Floor 

5210-SI-00-102 G - Proposed Masterplan – Typical 
Floor 

5210-SI-00-902 - Proposed Masterplan – Typical 
Floor 

5210-SI-00-115 E – Proposed Elevations 5210-SI-00-915 – Proposed Elevations 

5210-SI-00-116 D – Proposed Elevations 5210-SI-00-916 – Proposed Elevations 

5210-SI-00-125 D – Proposed Sections 5210-SI-00-925 – Proposed Sections 

5219-P1-20-199 G RESIDENTIAL 1 Lower Ground 
Floor 

5219-P1-20-899 RESIDENTIAL 1 Lower Ground 
Floor 

5219-P1-20-200 J RESIDENTIAL 1 Ground Floor 5219-P1-20-900 RESIDENTIAL 1 Ground Floor 

5219-P1-20-201 I RESIDENTIAL 1 1st – 22nd Floor 
Plan 

5219-P1-20-901 RESIDENTIAL 1 1st – 22nd Floor 
Plan 

5219-P1-20-223 G RESIDENTIAL 1 23rd Floor Plan 5219-P1-20-923 A RESIDENTIAL 1 23rd Floor Plan 

5219-P1-20-224 G RESIDENTIAL 1 24th Floor Plan 5219-P1-20-924 A RESIDENTIAL 1 24th Floor Plan 

5219-P1-20-225 I RESIDENTIAL 1 25th Floor Plan 5219-P1-20-925 A RESIDENTIAL 1 25th Floor Plan 

5219-P1-20-226 A RESIDENTIAL 1 26th Floor Plan 5219-P1-20-926 A RESIDENTIAL 1 26th Floor Plan 

5219-P1-20-411 E RESIDENTIAL 2 Elevations Sheet 
1

5219-P1-20-911 A RESIDENTIAL 1 Elevations Sheet 
1 

5219-P1-20-412 E RESIDENTIAL 2 Elevations Sheet 
2

5219-P1-20-912 A RESIDENTIAL 1 Elevations Sheet 
2 

5219-P2-20-201 F RESIDENTIAL 2 1st -17th Floor 
Plan 

5219-P2-20-901 A RESIDENTIAL 2 1st -17th Floor 
Plan 

5219-P2-20-218 E RESIDENTIAL 2 18th Floor Plan 5219-P2-20-918 A RESIDENTIAL 2 18th Floor Plan 

5219-P2-20-219 E RESIDENTIAL 2 19th Floor Plan 5219-P2-20-919 A RESIDENTIAL 2 19th Floor Plan 

5219-P2-20-220 G RESIDENTIAL 2 20th Floor Plan 5219-P2-20-920 A RESIDENTIAL 2 20th Floor Plan 

5219-P2-20-411 E RESIDENTIAL 2 Elevations Sheet 
1 

5219-P2-20-911 A RESIDENTIAL 2 Elevations Sheet 
1 
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5219-P2-20-412 E RESIDENTIAL 2 Elevations Sheet 
2 

5219-P2-20-912 A RESIDENTIAL 2 Elevations Sheet 
2 

5219-P2-20-200 I RESIDENTIAL 2 Ground Floor 
Plan 

5219-P2-20-900 A RESIDENTIAL 2 Ground Floor 
Plan 

5219-P2-20-199 G RESIDENTIAL 2 Lower Ground 
Floor Plan 

5219-P2-20-899 RESIDENTIAL 2 Lower Ground 
Floor Plan 

5219-P2-20-221 A RESIDENTIAL 2 Roof Plan 5219-P2-20-921 A RESIDENTIAL 2 Roof Plan 

5219-P1-20-451 D RESIDENTIAL 1 Sectional 
Elevations Sheet 1 

5219-P1-20-951 A RESIDENTIAL 1 Sectional 
Elevations Sheet 1 

5219-P1-20-452 D RESIDENTIAL 1 Sectional 
Elevations Sheet 2 

5219-P1-20-952 A RESIDENTIAL 1 Sectional 
Elevations Sheet 2 

5219-P2-20-451 D RESIDENTIAL 2 Sectional 
Elevations Sheet 1 

5219-P2-20-951 A RESIDENTIAL 2 Sectional 
Elevations Sheet 1 

5219-P2-20-452 D RESIDENTIAL 2 Sectional 
Elevations Sheet 2 

5219-P2-20-952 A RESIDENTIAL 2 Sectional 
Elevations Sheet 2 

Additional Drawing 5219-P2-20-910 A RESIDENTIAL 2 Sections 

Additional Drawing 5219-P1-20-910 A RESIDENTIAL 1 Sections 

5219-P1-21-401 D Bay Study Typical Facade 5219-P1-21-901 A Bay Study Typical Facade 

5219-P1-21-402 C Balcony Study – Middle Facade 5219-P1-21-902 A Balcony Study – Middle Facade 

5219-P1-21-403 Balcony Study Top Facade 5219-P1-21-903 Balcony Study Top Facade 

5219-P1-21-404 Balcony Study Bottom Facade 5219-P1-21-904 Balcony Study Bottom Facade 

5219-P1-21-405 Bay Study Parapet 5219-P1-21-905 Bay Study Parapet 

5219-P1-21-406 Bay Study Penthouse Corridor 
Study 

5219-P1-21-906 Bay Study Penthouse Corridor 
Study 

5219-P2-21-401 Bay Study Bottom Facade 5219-P2-21-901 Bay Study Bottom Facade 

Additional Drawing PL1487-VW-112 – amended cycle parking layout – 
Lower Ground Floor 

Additional Drawing PL1487-VW-114 – amended cycle parking layout – 
Ground Floor 

Application Submission 

This application comprises this Covering Letter and the following documentation: 

 Application Form and Notice Certificates, dated May 2020; 

 Site Location Plan; 

 Application Drawings set out in the above table prepared by Sheppard Robson; 
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 Design Document prepared by Sheppard Robson setting out a summary of the proposed amendments and 

provides an illustration of the changes; 

 Part L Overheating and Noise Technical Note prepared by Arup, dated 9 October 2019 and Stage 4 Interim 

Part L Summary Technical Note prepared by Futureserv, dated 5 March 2020.  These documents comprise 

an addendum to the approved Energy Statement and supersede the relevant considerations.  They should 

be read alongside the approved Energy Statement. 

We would be grateful if you could notify us of validation of the Application and please do not hesitate to 

contact me or my colleague Ellen Sanderson-Clark (esandersonclark@deloitte.co.uk / 0113 292 1119). 

Yours sincerely 

John Cooper 

Deloitte LLP 

Encs. 


