
Planning

Jennifer Atkinson
Telephone: 0161 234 4517
jennifer.atkinson@manchester.gov.uk

P O Box 532 Town Hall
Manchester M60 2LA

Mrs Helen Binns
Walsingham Planning Ltd
Brandon House
King Street
Knutsford
WA16 6DX

Date: 11 August 2025

Dear Sir/Madam,

Application under Section 96a of the Town & Country Planning Act 1990 (as 
amended) for a Non-Material change to a planning permission
Application No: 143589/NMC/2025
Description: Non material amendment to planning permission 127537/FO/2020 to make 
elevational alterations and update the building travel plan together with alterations to 
conditions 2, 11, 12, 17, 24 and 25, 
Location: Car Park Adjacent 25 To 27, Rochdale Road, Manchester, M4 4HT

I refer to your application for a non-material amendment to planning permission reference 
127537/FO/2020.

The proposed seeks to make elevational alterations and update the building travel plan 
together with alterations to conditions 2, 11, 12, 17 and 25

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.
 
Therefore I can confirm that the proposed amendments are hereby approved.

It should be noted that this letter of consent does not supersede the decision notice 
attached to planning permission 127537/FO/2020. These documents should be read in 
conjunction with one another. Therefore, the conditions previously applied to approval 
127537/FO/2020 still apply to this development. However, due to the acceptance of the 
amendments outlined above, the following amended conditions also now apply:

 2) The development hereby approved shall be carried out in accordance with the following 
drawings and documents:

Proposed Dyche Street Elevation - L017- APA-10-01.EL-D-A-900002 Rev C02
Proposed North East - L017- APA-10-01.EL-D-A900003
Schedule of Amendments to planning permission 
127537/FO/2020 - 08-07-2025



Received by the City Council, as Local Planning Authority, on the 7 August 2025 

Proposed Block Plan - L017- APA-90-EX.00-D-A900004
Proposed Rochdale Road Elevation - L017- APA-10-01.EL-D-A-900000
Proposed Ludgate Street Elevation - L017- APA-10-01.EL-D-A-900001
Proposed Ground Floor Plan - L017- APA-12-01.GF-D-A-900005
Proposed Typical Upper Floor Plan - L017- APA-12-01.01-D-A-900006
Proposed Tenth Floor Plan - L017- APA-12-01.10-D-A-900007
Proposed Roof Plan - L017- APA-12-01.RF-D-A900008
Proposed Building Section - L017- APA-14-01.XXD-A-90001
Proposed Typical Bay Study 01 Rochdale Road Elevation Base - L017- APA-23-01.GF-D-
A-90009
Proposed Typical Bay Study 02 Rochdale Road Elevation Top - L017- APA-23-01.GF-D-
A-9000110
Proposed Typical Bay Study 03 Ludgate Street Elevation Base - L017- APA-23-01.GF-D-
A-900011
Proposed Typical Bay Study 04 Ludgate Street Elevation Top - L017- APA-23-01.GF-D-A-
900012
Travel Plan Ref. 2025/8787/TP01 dated July 2025

Reason - To ensure that the development is carried out in accordance with the approved 
plans. Pursuant to policies SP1 and DM1 of the Core Strategy.

11) The window reveals and soffits for the development shall be carried out in accordance 
with drawings Proposed North East - L017- APA-10-01.EL-D-A-900003; Proposed Typical 
Bay Study 01 Rochdale Road Elevation Base - L017- APA-23-01.GF-D-A-90009; 
Proposed Typical Bay Study 02 Rochdale Road Elevation Top - L017- APA23-01.GF-D-A-
9000110; Proposed Typical Bay Study 03 Ludgate Street Elevation Base - L017- APA-23-
01.GFD-A-900011; and Proposed Typical Bay Study 04 Ludgate Street Elevation Top - 
L017- APA-23-01.GF-D A900012 stamped as received by the City Council, as Local 
Planning Authority, on the 29 July 2025

For the avoidance of doubt the extent of the window reveals and detailing will be as follows

o Minimum window reveal 200mm
o Brickwork to Soffits of all windows where applicable

Reason - In the interest of preserving the architectural detailing on the scheme pursuant to 
policies EN1 and DM1 of the Manchester Core Strategy (2012).

12) Notwithstanding drawing Proposed Ground Floor Plan - L017- APA-12-01.GF-D-A-
900005 stamped as received by the City Council, as Local Planning Authority, on the 29 
July 2025, prior to the first occupation of the development details of a hard and soft 
landscaping treatment (including street trees) shall be submitted to and approved in writing 
by the City Council as local planning authority. 

This shall include the provision of street trees in the surrounding road network bounding 
the application site, where this is achievable and would retain a suitable footpath width. 

The approved scheme shall be implemented prior to the first use of the development.

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 Core Strategy.



17) Notwithstanding drawing Proposed Ground Floor Plan - L017- APA-12-01.GF-D-A-
900005 and the waste management proforma stamped as received by the City Council, as 
Local Planning Authority, on the 29 July 2025 and 22 July 2020 respectively, prior to any 
above ground works, details of the waste management arrangements shall be submitted 
for approval in writing by the City Council, as Local Planning Authority.

The approved details shall be implemented prior to the first use of the development and 
thereafter retained and maintained for as long as the development remains in use.

Reason - To ensure adequate refuse arrangement are put in place for the development 
pursuant to policies EN19 and DM1 of the Manchester Core Strategy.  

24) The development hereby approved shall be carried out in accordance with the Travel 
Plan reference 2025/57/57/TP01 dated July 2025 stamped as received by the City 
Council, as Local Planning Authority, on the 29 July 2025 

In this condition a Travel Plan means a document which includes: 

i) the measures proposed to be taken to reduce dependency on the private car by those 
using the development; 

ii) a commitment to surveying the travel patterns of guests/staff in accordance with the 
monitoring and reporting detailed within the approved Travel Plan framework 

iii) mechanisms for the implementation of the measures to reduce dependency on the 
private car 

iv) measures for the delivery of specified travel plan services 

v) measures to monitor and review the effectiveness of the Travel Plan in achieving the 
objective of reducing dependency on the private car. 

Within six months of the first use of the building, a Travel Plan which takes into account 
the information about travel patterns gathered pursuant to item (ii) above shall be 
submitted for approval in writing by the City Council as Local Planning Authority. 

Any Travel Plan which has been approved by the City Council as Local Planning Authority 
shall be implemented in full at all times when the development hereby approved is in use.

Reason - To assist promoting the use of sustainable forms of travel for residents, pursuant 
to policies T1, T2 and DM1 of the Manchester Core Strategy (2012).

25) Prior to the first use of the building, the provision of 16 cycle spaces, as indicated on 
drawing Proposed Ground Floor Plan - L017- APA-12-01.GF-D-A-900005 stamped as 
received by the City Council, as Local Planning Authority, on the 29 July 2025 shall be 
implemented prior to the first use of the development and retained and maintained in situ 
for as long as the development remains in use.

Reason - To ensure there is sufficient cycles stand provision at the development in order 
to support modal shift measures pursuant to policies SP1,T1, T2 and DM1 of the 
Manchester Core Strategy (2012).

Should you wish to discuss the matter further, please contact Jennifer Atkinson using the 
details above.



Yours faithfully,

Julie Roscoe
Director of Planning, Building Control & Licensing

 


