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Application details 
 
Type of application: Non-Material Change Application 
 
Development type: Notifications  
 
Standard consultations: 
No consultations have been printed and sent.  
 
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  
 
Description of site/building 
The site was previously occupied by a large double height warehouse subdivided into  
6units, with a hardstanding to the west of the building set behind a high brick wall with palisade 
 fencing above fronting onto Pottery Lane. The boundary treatment to Ambrose Street  
comprised high palisade fencing. There was a minor change in levels between the north part  
and southern section of the overall site, but the change in levels beyond the site on Pottery  
Lane was significant as the road level drops under the Manchester to Glossop/Marple rail lines.  
There is also a 48- sheet size LED advertising display between the site and the rail line, which  
is not in the site edged red, and which is understood not to be in the applicant’s control. 
 
Planning History  
CDN/25/0735- Discharge of conditions 6 (drainage) and 23 (biodiversity enhancement) attached 
 to planning permission referenced 135680/FO/2022) 
Approved 11.09.2025 
 
CDN/25/0241- Discharge of Conditions 3 (construction management), 4 (materials), 6  
(drainage), 24 (gap retention to rail line), 25 (piling), 26 (grounds works within 10m of rail line)  
and 27 (vehicle safety barriers) attached to planning permission 135680/FO/2022 
Split decision 30.05.2025 - condition no.6 refused; conditions 3,4,24,25,26, and 27 approved. 
 
CDN/24/0852- Discharge of conditions 3 (construction management plan), 5b (contaminated 
land) and 11 (highways works) attached to planning permission 135680/FO/2022. 
Approved 11.11.2024 
 
139767/NMC/2024 - Non-material amendment to planning permission reference 
135680/FO/2022 to allow: the northern elevation of the permitted building to be moved away 
from the Network Rail boundary; a reduction in size of building; and realignment of the stairwell 
in northwest corner of the building, and associated revised location of the external fire escape 
door. 
Approved 08.05.2024 
 
135681/AO/2022 - Installation of illuminated fascia signage to all elevations of  



the proposed building, together with a non-illuminated banner sign.  
Approved subject to conditions 24.10.2023  
 
092712/FO/2010/N2 - Change of use to the first floor from offices to storage. 
Approved subject to conditions 26.05.2010 
 
Listed building:  Not applicable  
 
Conservation area:  Not applicable  
 
Tree Preservation Order:  Not applicable  
 
Description of area 
 
The site is located at the junction of Ambrose Street and Pottery Lane. The site is bounded by 
the Manchester to Hadfield / Glossop railway line (separated by a thin strip of landscaping) to 
the north with two colleges beyond the railway, warehousing and industrial uses to the south, 
west and east, and residential properties further to the south at the junction of Gorton Lane and 
Pottery Lane. 
 
Previously approved scheme  
The previously approved scheme related to the erection of five storey self-storage facility (Class 
B8) together with associated parking, circulation space and stores, landscaping, boundary 
treatment and roof mounted photovoltaic panels, following demolition of the existing buildings 
on the site. The site covered an area of 0.52 ha. The proposed development involved the 
creation of 11,900sq.m of floorspace (Gross External Floor Area) (11,525sq.m Gross Internal 
Floor Area) following the demolition of the existing building (2,441 sq.m). Each proposed floor 
comprised 2,380 sqm (GEFA). The approved building comprised insulated grey metal cladding 
with a metal roofing system. External walls to were to be built using a combination of composite 
cladding panels, 1000mm high with a micro rib finish and trapezoidal wall panels, laid 
horizontally and vertically. The existing vehicular access on Ambrose Street was to be retained, 
with the gates set 5.8m back behind the back of pavement to allow a vehicle to stand clear of 
the highway. 33 parking spaces were proposed – 3 no. spaces for loading, 2no. for disabled 
users and 28 for staff and visitors. The loading spaces proposed were to enable goods to be 
easily transferred to the self-storage facility. The service area also incorporated a designated 
loading area for larger vehicles and designed for HGV movements within the site. Loading 
operations into the proposed building were to be carried out through 2no level access loading 
doors on the western elevation. 14 cycle spaces were proposed within a cycle store located to 
the west of the proposed building and to the north of the proposed parking area. 3 full time and 
1 part time employees were to be based at the proposed self storage facility. The proposed 
operating hours were: • 8:30 to 17:30 on Monday to Friday • 10:00 to 16:00 on Saturday • 10:00 
to 14:00 on Sunday. A limited area of soft landscaping was proposed to the western and 
southern boundaries of the site to Pottery Lane and Ambrose Street respectively, with tree 
planting proposed within the site on proximity to the boundary treatment to the Pottery Lane 
frontage. The existing western brick boundary wall was to be retained, but with the existing 
palisade fencing above being replaced with 2.4m RAL7005 grey paladin weldmesh fencing. The 
existing palisade fencing fronting onto Ambrose Street would also be replaced with 2.4m 
weldmesh fencing RAL7005 grey paladin weldmesh fencing. The eastern boundary also 
comprised paladin fencing. An application for the installation of illuminated fascia signage to all 
elevation of the proposed building, together with a non-illuminated signage banner ref: 135681 
has been approved separately. 
 
Subsequently , the planning agent advised that the existing planning permission could not be 
implemented due to a restrictive covenant that prevented buildings within 3.05 m (10ft) of the 



railway retaining wall on the northern boundary of the site. The presence of the covenant was 
only identified relatively late in the application process and, following legal advice and 
discussions with Network Rail, its removal would be neither timely nor likely to be successful, 
and so the only practicable option to deliver the redevelopment of the site is to vary the existing 
planning permission ref. 135680/FO/2022 through a S96A non-material amendment.  
 
A subsequent non-material change application sought approval to move the northern elevation 
of the permitted building slightly further away from the Network Rail boundary by approximately 
0.7m when compared to the previously approved scheme, together with revisions to the 
stairwell in the northwest corner of the building, and associated revised location of the external 
fire escape door. The amendment resulted in a loss of floorspace of 80m² per floor or a total of 
400m² total over the five floors. Due to the loss of floorspace, the stairwell at the northwest 
corner of the building was proposed to be realigned through 90 degrees from being accessed 
from the western elevation to taking access from the northern elevation. The changes affected 
the plan references in condition nos. 2,8,9,10, 11,17, and 29 at that time. 
 
Description of development 
A part of discharge of condition application ref: CDN/25/0241, condition no.4 (materials) was 
discharged on the basis that the development was implemented in accordance with the 
materials shown on the MH 1314 Proposed External Building Materials rev. F received 30th 
May 2025 , as below. 
 

 
 
 
Consent is now sought to substitute the areas of previously approved Sunflower Yellow 
(BS10E55) coloured cladding on the elevations of the proposed self-storage building to Traffic 
Red (RAL3020). 
 
 



 
The supporting documentation states that the applicant is in the process of selling the 
development site to an established self- storage operator which intends to bring the building into 
operational use. As part of the acquisition, the proposed operator requires minor design 
adjustments to align the approved development with their established branding colour, and this 
is the reasoning behind the change from yellow to red. The other previously approved elements 
of the cladding colouration i.e. Moonstone (RAL 7035); Anthracite (RAL7016); Adventura 
(RAL7000) and the use of blue engineering brickwork would remain as approved. 
 
 
The submission includes correspondence between the planning agent and Network Rail (Route 
Signal Sighting Engineer) dated 22nd August 2025 confirming Network Rail’s acceptance of the 
change in colouration.  
 
Consultations & Notification Responses 
 
 
 
 
 
Issues 
 
Policy Context  
These include Core Strategy policies EC 1 (Employment and Economic Growth in 
Manchester);EC 2 (Existing Employment Space); Policy EC 5 (East Manchester); EN 1 (Design 
Principles and Strategic Character Areas); Policy EN4 (Reducing CO2 emissions by enabling 
low and zero carbon development); EN 8 (Adaptation to Climate Change); EN9 ( Green 
Infrastructure ); EN14 (Flood Risk); EN18 ( Contaminated Land); EN19 ( Waste);T1 ( 
Sustainable Transport); T2 ( Accessible areas of opportunity and needs) ; DM1 ( Development 
Management); Saved UDP policy E3.3 (Environmental Improvement and Protection), and the 



guidance provided within the National Planning Policy Framework , Places for Everyone, NPPG, 
the Guide to Development in Manchester Supplementary Planning Document, Manchester 
Climate Change Framework: 2020-2025 and Manchester Zero Carbon Framework (2020), and 
Ardwick Local Plan 2007.  
 
 
Non material change  
 
The proposed amendment relates to the substitution the areas of previously approved 
Sunflower Yellow (BS10E55) coloured cladding on the elevations of the proposed self-storage 
building to Traffic Red (RAL3020). 
 
Due to the proximity of signalling on the Manchester to Hadfield rail line which runs in proximity 
to the north of the site in an elevated position, the implications of the use of red colouration and 
any potential for the misreading of the signals by train drivers was raised with the planning 
agent prior to the submission of this application. The submission is accompanied by 
correspondence between the planning agent and the Route Signal Sighting Engineer from 
Network Rail dated 22nd August 2025 confirming Network Rail’s acceptance of the change in 
colouration.  
 
It is considered that the proposed revisions would not have a detrimental impact in terms of the 
visual appearance, and amenity of the proposed adjoining commercial properties. 
 
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 Article 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:   Approve 
 



Article 35 Declaration 
 
 
Condition(s) to be attached to decision for approval OR Reasons for recommendation to 
refuse 
 
 
 
Paragraph one  
 
The revisions to the approved scheme relate to the substitution the areas of previously 
approved Sunflower Yellow (BS10E55) coloured cladding on the elevations of the proposed 
self-storage building to Traffic Red (RAL3020) coloured cladding. 
 
It is considered that the proposed revisions would not have a detrimental impact in terms of the 
visual appearance, and amenity of the proposed adjoining commercial properties, and 
associated wording of condition nos. 2,and 4 to be amended to reference the revised plans.  
 
 
Paragraph two 
 
Following an assessment of the details submitted, I can confirm that the proposed amendments 
are considered to be of a non-material nature and acceptable to the City Council as the Local 
Planning Authority. The City Council is satisfied that the proposed changes will not result in any 
significant material alterations to the planning approval. 
 
Condition no.2 – Specified plans  

2)The development hereby approved shall be carried out in accordance with the following 
drawings and documents:  
Topographical Survey plan ref: 58708-TOPO;  
Electrical Services External Lighting plan ref: AMST-WAT-ZZ-00-DR-E-63100 rev.P3;  
Proposed Demolition plan ref: MH1314-05;  
Location plan ref: MH1314-01 rev.A;  
Proposed external building materials visual ref: MH 1314  
Planning statement dated November 2022  
Framework Travel plan doc ref: 3232-01 - FTP01 dated October 2022 
Crime impact statement ref: 2022/0219/CIS/02 Version A: 10th October 2022 
Extended Phase 1 habitat survey and daytime bat survey dated August 2022 
Biodiversity Impact Assessment dated November 2022  
Renewable and sustainability planning report dated October 2022 rev.1  
Geotechnical ground investigations report ref: Site Ref: 6101/VAJ-G dated September 2022  
Phase 1 desk study and preliminary contaminated land risk assessment ref: 6101/VAJ V1.00 

PCLRA dated August 2022  
Flood risk assessment and outline drainage strategy ref: PG/MB/11325 dated 1st November 
2022  
Preliminary Coal Mining Risk Assessment Report (Desk Study) Site Ref: 6101/ VAJ CMRA V1.0 
dated September 2022  
Air Quality Assessment ref: 5626r1 dated 21st September 2022  
Received 6th December 2022.  

Waste Management Strategy Proforma;  
Refuse Collection Arrangements plan ref: 3232-01-ATR02;  



Existing and Proposed fence elevations and details plan ref: MH1314-12;  
received 23rd January 2023. 

Method Statement - Demolition rev.2 dated February 2023  
Received 2nd March 2023  
 

Geotechnical Report - Concrete Floor Slab (Report Number 6101/VAJ-G)  
Phase II Contaminated Land Risk Assessment Report (Report Number 6101/VAJ-CLRA) 
Ground Gas Risk Assessment Report (Report Number 6101/VAJ-GRA)  
Received 3rd April 2023  

Content of correspondence from Planning agent dated 17th May 2023 relating to Highway 
Matters; 
Foundation Layout ref: 11325-001 rev.T2  
Cut and Fill and Earthworks Volumes plan ref: 11325 - 900 rev. T1  
Transport statement doc ref: 3232-01-TS01 dated October 2022 updated by Highways 
Technical Note (TN01) (includes swept path plan ref: 3232-01- ATR03)  
External Works plan ref: 11325-050 rev.T2 ( Notwithstanding landscaping shown)  
Photograph of boundary treatment to the north of the site  
received 17th May 2023  
 

Landscaping General Arrangement plan ref: UG_1754_LAN_GA_DRW rev.P04  
Swept Path Analysis plan ref.3232-01-ATR03 Rev A  
received 14th July 2023  
 
Proposed Master Plan (ref. MH1314-06 Rev E)  
Proposed Site Plan (ref. MH1314-07 Rev F)  
Proposed Upper Floor Plans (ref. MH1314-08 Rev C)  
Proposed Elevations (ref. MH1314-09 Rev D)  
Proposed Roof Plan (ref. MH1314-10 Rev B)  
Proposed External Works (ref. MH1314-11 Rev C)  
Design and Access Statement (Rev D) ref: MH1314/E dated September 2023 
received 7th September 2023  
 

Network Rail boundary detail plan ref: MH1314- SK105 received 8th December 2023 

Flood Risk Assessment and Outline Drainage Management Strategy dated 1st November 2022 
Received 12th December 2023  

 

AS AMENDED BY:  
Foundation Layout ref: 11325-001 rev.P1  
External Works plan ref: 11325-050 rev. P1 (Notwithstanding landscaping shown)  
Cut and Fill and Earthworks Volumes plan ref: 11325 - 900 rev. P1  
Electrical Services External Lighting plan ref:14558 rev.P04  
Proposed Master Plan (ref. MH1314-06 Rev F)  
Proposed Site Plan (ref. MH1314-07 Rev G)  
Proposed Upper Floor Plans (ref. MH1314-08 Rev D)  
Proposed Elevations (ref. MH1314-09 Rev E)  
Proposed Roof Plan (ref. MH1314-10 Rev C)  



Proposed External Works (ref. MH1314-11 Rev D)  
Proposed Ground Floor MH1314-SK46  
 

AS AMENDED BY: 

Proposed elevations plan ref. MH-1314-09 Rev F 

Proposed external building materials visual  plan ref: MH 1314 Rev G 

Received 2nd September 2025 

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 (2012).  

 

Condition no.4 - Materials 

4) The development shall be implemented in accordance with the materials shown on the MH 
1314 Proposed External Building Materials rev. G received 2nd September 2025. 

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, pursuant to policies SP1 and DM1 of the Manchester Core Strategy (2012). 



Appendix 1 – List of consultees & neighbours notified 
 
  
 
 
 
 
Appendix 2 – Planning constraints 
 
Aircraft Safeguarding Zone - Aircraft Safeguarding Zone - All Exceeding 90M 
 
 


