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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


142222/FO/2025 Page 2 of 15

Town & Country Planning Act 1990 (as amended)

Planning Permission

Applicant Agent (if used)
Paul Jarvis
Together Trust
Schools Hill
Cheadle
SK8 1JE

Michael Shepherd
Walker Simpson Architects
33 Piccadilly
Manchester
M1 1LQ

Part 1 – Particulars of the application/development
Proposal: Extension to and remodelling of administrative suite to provide classrooms, 
extension to entrance, re-roofing works and provision of mini-bus arrival drop off, car 
and mini-bus parking and the provision of additional overspill and events parking.

Location: Bridge College, Whitworth Street, Manchester, M11 2GR

Date of application: 28 April 2025

Application number: 142222/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

Condition(s) attached to this decision

 0) 

 1) The development must be begun not later than the expiration of three years 
beginning with the date of this permission. 

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:
Proposed site plan ref: 0396-WSA-ZZ-ZZ-DR-A-1501 -P06
Proposed Floor Plan- Areas of remodelling and extension plan ref: 0396-WSA-ZZ-ZZ-
DR-A-1601-S4-P06;
Proposed Floor Plan ref: 0396-WSA-ZZ-ZZ-DR-A-1603-S4-P01;
Proposed roof plan ref: 0396-WSA-ZZ-ZZ-DR-A-1602-S4-P05;
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Proposed Elevations-Entrance Lobby  plan ref: 0396-WSA-ZZ-ZZ-DR-A-1701-S4-P06 
Proposed Elevations/Sections - Admin Block/Courtyard plan ref:  0396-WSA-ZZ-ZZ-DR-
A-1702-S4-P07
Travel and Waste Management Statement December 2024
Energy Statement ref: EJ 1913 dated January 2025 rev.A 
Noise Assessment report ref: NA 103265 dated 7th February 2025
Phase 1 Desk Study  dated 19 November 2024
Biffa Waste Notes - Dry Mixed recycling
Biffa Waste Notes - General Waste
Biffa Waste Notes - Mixed paper
Transport Technical Note ref: AM/240813/TN02 dated 7th February 2025

Received 21st February 2025

Existing and Proposed elevations sheet 1 plan ref: 0396-WSA-ZZ-ZZ-DR-A-1303-S4-
P02;
Existing and Proposed elevations sheet 2 plan ref: 0396-WSA-ZZ-ZZ-DR-A-1304-S4-
P02;

Received 26th February 2025

51021-CE-01-XX-R-G-1001 P01-Site Investigation Report (Phase 1 & 2)
Flood Risk Assessment ref: 95394-WalkerSimpson-BridgeCollege-v1.1 dated 23 04 25
received 25th April 2025
Construction Management Plan - 0396-WSA-ZZ-ZZ-DR-A-8002-S4-P02
Air Quality Assessment report ref: AQ103265_V2 dated 5th June 2025 
Received 6th June 2025

Phase I SI  Desk Top report   dated 19th November 2024 ref: 51021-CE-01-XX-R-G-
1001 (P01) received  9th June 2025 

Refuse Storage Statement 0396-WSA-ZZ-ZZ-RP-A-1902-S4-P01 received 16th June 
2025

Civic Earth LPA Responses - 09.06.25  ref: 51121-01_
Remediation Strategy ref: 51121-CE-01-XX-R-G-1002  dated 17th June 2025 rev.P01 
Received 17th June 2025.

Existing SW Drainage GA plan ref: 465-27-CIV-XX-XX-D-C-30001(P03) 
Existing FW Drainage GA plan ref:465-27-CIV-XX-XX-D-C-30002(P01) 
Proposed SW Drainage GA plan ref: 465-27-CIV-XX-XX-D-C-30003(P03)
Proposed FW Drainage Proposed Diversions GA plan ref:  465-27-CIV-XX-XX-D-C-
30004(P03) 
Typical Drainage Details - Sheet 1 plan ref: 465-27-CIV-XX-XX-D-C-31001(P01) 
Typical Drainage Details - Sheet 2 plan ref: 465-27-CIV-XX-XX-D-C-31002(P01) 
Planning Comment Response plan ref: 51021-CE-01-XX-T-C-00001(P01) 
received 26th June 2025

Response to LLFA comments dated 1st July 2025 

Technical Note Addendum ref: AM/240813/TN01 dated 18th August 2025 
Received 22nd August 2025 
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Landscape General Arrangement plan ref: 2501/P/01  rev. C June 2025 
Parking Study - Existing site layout plan ref: 0396-WSA-ZZ-ZZ-DR-A-1901-S4-P05
Design & Access Statement: 0396-WSA-ZZ-ZZ-RP-A-1901-S4-P07  dated 3rd 
September  2025
Aboricultural Method Statement  report ref: 20151_AIA.05 dated 2nd September  2025
Aboricultural Impact Assessment report ref: 20151_AIA.05 dated 2nd September  2025
BNG Metric Assessment dated 02.09.2025 doc ref: 0538-SBM-V6 
Ecological Impact Assessment dated 02.09.2025 doc ref: 0538-EcIA- V4 

received 3rd September 2025

Proposed site plan ref: 0396-WSA-ZZ-ZZ-DR-A-1503-S4-P07
Design & Access Statement: 0396-WSA-ZZ-ZZ-RP-A-1901-S4-P08 dated 
22ndSeptember  2025
Biodiversity Net Gain Assessment dated 022.09.2025 doc ref: 0538-BNG-V6
Email form agent 22nd September 2025
received 22nd September 2025

Detailed Unexploded Ordnance ( UXO) Risk Assessment received 3rd October 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).

 3) Notwithstanding the Construction Management Plan ref:  0396-WSA-ZZ-ZZ-DR-A-
8002-S4-P02referenced in condition no.2, prior to the commencement of the 
development, a detailed construction management plan outlining working practices 
during development shall be submitted to and approved in writing by the local planning 
authority, which for the avoidance of doubt should include; 
o The routing of construction traffic; 
o Detail the vehicular activity associated with the construction including appropriate 
swept path assessment; 
o Details of the location and arrangements for contractor parking; 
o The identification of the vehicular access points into the site; o Identify measures to 
control dust and mud, including on the surrounding public highway including details of 
how the wheels of contractor's vehicles are to be cleaned during the construction 
period; 
o The details of an emergency telephone contact number for the site contractor to be 
displayed in a publicly accessible location; 
o A highway dilapidation survey including photographs and commentary on the 
condition of carriageway/footways on construction vehicle routes surrounding the site. 
o Identify measures to reduce noise emissions;

Development shall be carried out in accordance with the approved construction 
management plan. 

Reason - To safeguard the amenities of nearby residents and highway safety pursuant 
to policies SP1, EN9, EN19 and DM1 of the Manchester Core Strategy (2012).

 4) Prior to above ground works, samples and specifications of all materials to be used 
on all external elevations of the development shall be submitted to and approved in 
writing by the City Council as local planning authority. The development shall be carried 
out in accordance with the agreed details. 
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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).

 5) Prior to above ground works, full detailed designs (including specifications) of all on-
site and off-site highways works (including any Traffic Regulation Orders), shall be 
submitted to and approved in writing by the City Council as local planning authority. The 
highway works shall be implemented in accordance with the approved details and 
approved delivery sequence, and all the agreed works shall be completed prior to the 
additional classroom accommodation being occupied. 

Reason - In the interests of highway safety, pursuant to policy T1 of the Manchester 
Core Strategy (2012).

 6) The car parking indicated on the approved plans, shall be surfaced, demarcated and 
made available for use prior to the additional classroom accommodation hereby 
approved being occupied. The car parking shall then be available at all times whilst the 
College occupied. 

Reason - To ensure that there is adequate car parking for the development proposed 
when the building is occupied, pursuant to Policies T2, SP1 and DM1 of the Manchester 
Core Strategy (2012).

 7) a) Before the additional classroom accommodation hereby approved is first 
occupied, a Full Travel Plan shall be submitted to and agreed in writing by the City 
Council as Local Planning Authority. 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 attending or employed in the development.
 ii) a commitment to surveying the travel patterns of staff during the first three months of 
use of the development and thereafter from time to time.
 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.

 b) Within six months of the first occupation of the development (or an alternative 
timescale to be agreed in writing with the Local Planning Authority), a revised Travel 
Plan, which takes into account the information about travel patterns gathered pursuant 
to item (ii) above, shall be submitted to and approved in writing by the City Council as 
local planning authority for the development. Any Travel Plan which has been approved 
by the City Council as local planning authority shall be implemented in full for the 
development at all times when the development hereby approved is in use. 

Reason - To assist promoting the use of sustainable forms of travel to the development, 
pursuant to policies SP1, T2 and DM1 of the Manchester Core Strategy (2012) and the 
Guide to Development in Manchester SPD (2007).

 8) a) Electric vehicle charging points shall be implemented shown on Proposed site 
plan ref: 0396-WSA-ZZ-ZZ-DR-A-1503-S4-P07
b) Finalised specifications of the electric charging points shown on Proposed site plan 
ref: 0396-WSA-ZZ-ZZ-DR-A-1503-S4-P07 shall be submitted to and approved in writing 
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by the City Council as local planning authority prior to the first occupation of the 
additional classroom accommodation hereby approved.
c)  Prior to occupation of the additional classroom accommodation any agreed 
mitigation measures shall be implemented and verified as such in writing by the City 
Council as local planning authority and shall remain in situ whilst the use or 
development is in operation. 

Reason - To secure a reduction in air pollution from traffic or other sources in order to 
protect existing and future residents from air pollution, pursuant to policies EN16, SP1 
and DM1 of the Manchester Core Strategy (2012).

 9) The development shall be carried out in accordance with the submitted flood risk 
assessment (ref 95394-WalkerSimpson-BridgeCollege) and the following mitigation 
measure it details: o Finished floor levels shall be set no lower than 53.85 metres above 
Ordnance Datum (AOD).
 This mitigation measure shall be fully implemented prior to occupation and 
subsequently in accordance with the scheme's timing / phasing arrangements. The 
measure detailed above shall be retained and maintained thereafter throughout the 
lifetime of the development.

Reason -To reduce the risk of flooding to the proposed development and future 
occupants in accordance of paragraph 181 of the NPPF and pursuant to policies EN14, 
of the Manchester Core Strategy (2012).
 

10) a) The drainage for the development hereby approved, shall be carried out in 
accordance with principles set out in the submitted Foul & Surface Water Drainage 
Design Drawing 465-27-CIV-XX-XX-D-C-30003, Rev P03 and 465-27-CIV-XX-XX-D-C-
3004, Rev P03. For the avoidance of doubt surface water must drain at the restricted 
rate of 4.2l/s. 

b) Prior to occupation of the proposed development, the drainage schemes shall be 
completed in accordance with the approved details and retained thereafter for the 
lifetime of the development. 

Reason - To promote sustainable development, secure proper drainage and to manage 
the risk of flooding and pollution, pursuant to national policies within the NPPF and 
NPPG and policies EN08 and EN14 in the Manchester Core Strategy (2012).  

11) Prior to the first occupation of the development hereby approved, details of the 
implementation, maintenance and management of the surface water drainage scheme, 
as approved by Condition 10, shall be submitted for approval in writing by the City 
Council, as Local Planning Authority. Those details shall include: 

- Verification report providing photographic evidence of the measures as per design 
drawings approved as part of Condition 10.
- Provide as built construction drawings or confirm that they align with the original 
design construction drawings. 
- 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. 
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The scheme shall be implemented and thereafter managed and maintained in 
accordance with the approved details.

Reason- To manage flooding and pollution and to ensure that a managing body is in 
place for the sustainable drainage system and a maintenance mechanism for the 
lifetime of the development, pursuant to policies EN8, EN14, EN17 and DM1 of the 
Manchester Core Strategy 2012

12) a) The development shall be undertaken in accordance with Site Investigation 
Report (Phase 1 & 2) ref:  51021-CE-01-XX-R-G-1001 P01; Phase I SI  Desk Top report   
dated 19th November 2024 ref: 51021-CE-01-XX-R-G-1001 (P01) ;Remediation 
Strategy ref: 51121-CE-01-XX-R-G-1002  dated 17th June 2025 rev.P01. 

b) Prior to the first use/occupation of the development, a Completion/Verification Report 
shall be submitted to and approved in writing by the City Council as local planning 
authority, to validate that the development conforms with the approved Site 
Investigation Report and/or Remediation Strategy.
 
c) In the event of any non-conformity with the approved Site Investigation Report and/or 
Remediation Strategy, then any further measures that are required to remediate the 
land shall be carried out. Any required measures/remediation and validation shall 
continue until conformity has been achieved and agreed in writing by the City Council as 
local planning authority, prior to first use/occupation of the development.

 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 EN18, SP1 and DM1 of the Manchester Core 
Strategy (2012).

13) If, during development, contamination not previously identified is found to be 
present at the site then no further development (unless otherwise agreed in writing with 
the local planning authority) shall be carried out until a remediation strategy detailing 
how this contamination will be dealt with has been submitted to, and approved in writing 
by, the Local Planning Authority. This strategy will include the following components: 
1. An additional ground investigation scheme to provide information for a detailed 
assessment of the risk to all receptors that may be affected, including those off-site
 2. The results of the site investigation and the detailed risk assessment referred to in 
(1) and, based on these, an options appraisal and remediation strategy giving full details 
of the remediation measures required and how they are to be undertaken. 
3. A verification plan providing details of the data that will be collected in order to 
demonstrate that the works set out in the remediation strategy in (2) are complete and 
identifying any requirements for longer-term monitoring of pollutant linkages, 
maintenance and arrangements for contingency action. The remediation strategy shall 
be implemented as approved.

 Reason - To ensure that the development does not contribute to and is not put at 
unacceptable risk from or adversely affected by, unacceptable levels of water pollution 
from previously unidentified contamination sources at the development site, in 
accordance with paragraph 181 of the National Planning Policy Framework, and 
pursuant to policies EN18, SP1 and DM1 of the Manchester Core Strategy (2012). 

14) a) The development shall be implemented in accordance with the measures within 
the Refuse Storage Statement 0396-WSA-ZZ-ZZ-RP-A-1902-S4-P01 received 16th 
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June 2025 in the location on Proposed site plan ref: 0396-WSA-ZZ-ZZ-DR-A-1503-S4-
P07.

b) 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 amenity and public health, pursuant to policies SP1, EN19 
and DM1 of the Manchester Core Strategy (2012).

15) No site clearance works, including works to trees or shrubs, shall commence 
between 1 March and 31 August in any year unless a detailed bird nest survey by a 
suitably experienced ecologist has been carried out immediately prior to clearance and 
written confirmation that no bird nests are present has been submitted to and approved 
in writing by the City Council as local planning authority. 
 

Reason - In order to provide protection to nesting birds, pursuant to policy EN15 of the 
Manchester Core Strategy (2012). 

16) a)The landscaping scheme for the development shall be implemented in 
accordance  the  Landscaping General Arrangement Plan ref: 2501/P/01 rev. received 
3rd  September 2025

b) The approved landscaping scheme shall be implemented not later than 12 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 in the 
development, another tree or shrub of the same species and size as that originally 
planted shall be planted at the same place within 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 Manchester Core Strategy (2012).

17) In this condition "retained tree" means an existing tree, which is to be as shown as 
retained in Aboricultural Method Statement  report ref: 20151_AIA.05 dated 2nd 
September  2025
Aboricultural Impact Assessment report ref: 20151_AIA.05 dated 2nd September  2025
specified in condition no.2 and particulars; and paragraphs (c) and (d) below shall have 
effect until the expiration of 5 years from the date of the first occupation of the 
development for its permitted use. 
(a) No retained tree shall be cut down, uprooted or destroyed, nor shall any retained 
tree be topped or lopped other than in accordance with the approved plans and 
particulars, without the written approval of the local planning authority. Any topping or 
lopping approved shall be carried out in accordance with British Standard 5387 (Trees 
in relation to construction)
 (b) If any retained tree is removed, uprooted or destroyed or dies, another tree shall be 
planted at the same place and that tree shall be of such size and species, and shall be 
planted at such time, as may be specified in writing by the local planning authority.
 (c) The erection of fencing for the protection of any retained tree shall be undertaken in 
accordance with the approved plans and particulars before any equipment, machinery 
or materials are brought on to the site for the purposes of the development, and shall be 
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maintained until all equipment, machinery and surplus materials have been removed 
from the site. Nothing shall be stored or placed in any area fenced in accordance with 
this condition and the ground levels within those areas shall not be altered, nor shall any 
excavation be made, without the written consent of the local planning authority. 

Reason - In order avoid damage to trees/shrubs adjacent to and within the site which 
are of important amenity value to the area and in order to protect the character of the 
area, in accordance with policies EN9 and EN15 of the Manchester Core Strategy 
(2012). 

18) All tree work should be carried out by a competent contractor in accordance with 
British Standard BS 3998 "Recommendations for Tree Work".

Reason - In order avoid damage to trees/shrubs adjacent to and within the site which 
are of important amenity value to the area and in order to protect the character of the 
area, in accordance with policies EN9 and EN15 of the Manchester Core Strategy 
(2012).

19) Prior to above ground works (and excluding demolition), a written 30-year Habitat  
Management and Maintenance Plan (HMMP) for the site shall be submitted to and  
approved in writing by the City Council as local planning authority. The approved  
HMMP shall relate to all 'significant' biodiversity gains on site and shall be strictly  
adhered to and implemented in full for its duration and shall contain: 
A) Aims, objectives and targets for management, including habitat target conditions  
matching the associated Biodiversity Metric submitted with the application. 
B) Descriptions of the management operations necessary to achieving aims and  
objectives. 
C) Preparation of a works schedule, including timescales for habitat clearance and  
habitat creation and/or enhancement. 
D) Details of monitoring needed to measure the effectiveness of management. 
E) Details of the persons responsible for the implementation and monitoring. 
F) Mechanisms of adaptive management and remedial measures to account for  
changes in the work schedule to achieve required targets. 
G) Reporting on years 1, 2, 5, 10, 20 and 30'. 

Reason - In the interests of biodiversity net gain being achieved on site pursuant to  
Policy EN15 of the Manchester Core Strategy, Policies JP-G8 of Places for  Everyone, 
National Planning Policy Framework (NPPF) and Schedule 7A of the  Town and 
Country Planning Act 1990 (as amended).

20) The development shall be implemented in accordance with recommendations are 
made in respect of the methods required to adequately mitigate the risk of UXO in the 
Detailed Unexploded Ordnance ( UXO) Risk Assessment received 3rd October 2025.

Reason - To ensure that the presence of or the potential for any Unexploded Ordnance 
is detected and appropriate remedial action is taken in the interests of public safety, 
pursuant to policies SP1 and DM1 of the Manchester Core Strategy 2025.
 

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

Mining Information
The proposed development lies within an area which could be subject to current coal 
mining or hazards resulting from past coal mining. Please read the Standing Advice 
from the Mining Remediation Authority.
Mining Information
The proposed development lies within an area which could be subject to current coal 
mining or hazards resulting from past coal mining. Please read the Standing Advice 
from the Mining Remediation Authority.

Cadent Gas Ltd own and operate the gas infrastructure within the area of your 
development. There may be a legal interest (easements and other rights) in the land 
that restrict activity in proximity to Cadent assets in private land. The applicant must 
ensure that the proposed works do not infringe on legal rights of access and or 
restrictive covenants that exist.
If buildings or structures are proposed directly above the apparatus the development 
may only take place following diversion of the apparatus. The applicant should apply 
online to have apparatus diverted in advance of any works, by visiting 
cadentgas.com/diversions
Prior to carrying out works, including the construction of access points, please register 
on www.linesearchbeforeudig.co.uk to submit details of the planned works for review, 
ensuring requirements are adhered to .

Environment Agency advice.

Model Procedures and good practice
This development site appears to have been the subject of past industrial activity 
which may pose a risk of pollution to controlled waters.
We recommend that you should:
o Follow the risk management framework provided in Guidance on Land 
contamination risk management (LCRM) Land contamination risk 
management (LCRM) - GOV.UK (www.gov.uk), when dealing with land 
affected by contamination

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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o Refer to the contaminated land pages on gov.uk for more information
o Refer to 'The Environment Agency's approach to groundwater protection'
All investigations of land potentially affected by contamination should be carried out 
by or under the direction of a suitably qualified competent person and in accordance 
with BS 10175 (2001) Code of practice for the investigation of potentially 
contaminated sites.
Where the remediation / redevelopment of the site will involve waste management 
issues we offer the following advice:

Waste on-site
The CL:AIRE Definition of Waste: Development Industry Code of Practice (version 2) 
provides operators with a framework for determining whether or not excavated material 
arising from site during remediation and/or land development works is waste or has 
ceased to be waste. Under the Code of Practice: 
o excavated materials that are recovered via a treatment operation can be reused on-
site providing they are treated to a standard such that they are fit for purpose and 
unlikely to cause pollution 
o treated materials can be transferred between sites as part of a hub and cluster project 
o some naturally occurring clean material can be transferred directly between sites 
Developers should ensure that all contaminated materials are adequately characterised 
both chemically and physically, and that the permitting status of any proposed on-site 
operations are clear. If in doubt, the Environment Agency should be contacted for 
advice at an early stage to avoid any delays. We recommend that developers should 
refer to: 
o the position statement on the Definition of Waste: Development Industry Code of 
Practice
 o The waste management page on GOV.UK 

Waste to be taken off-site 
Contaminated soil that is (or must be) disposed of is waste. Therefore, its handling, 
transport, treatment and disposal are subject to waste management legislation, which 
includes: 
o Duty of Care Regulations 1991 o Hazardous Waste (England and Wales) Regulations 
2005 
o Environmental Permitting (England and Wales) Regulations 2016 
o The Waste (England and Wales) Regulations 2011 
Developers should ensure that all contaminated materials are adequately characterised 
both chemically and physically in line with British Standard BS EN 14899:2005 
'Characterization of Waste - Sampling of Waste Materials - Framework for the 
Preparation and Application of a Sampling Plan' and that the permitting status of any 
proposed treatment or disposal activity is clear. If in doubt, the Environment Agency 
should be contacted for advice at an early stage to avoid any delays. If the total quantity 
of hazardous waste material produced or taken off-site is 500kg or greater in any 12 
month period, the developer will need to register with us as a hazardous waste 
producer. Refer to the hazardous waste pages on GOV.UK for more information.

Application for off-site highways works condition discharge may only be submitted 
following securement of cash bond or surety provision of the total costs of the 
associated highways works as provided by the statutory approvals team.

The Council seeks use of a standard palette of materials for footway and carriageway 
construction. For alternatives of a higher standard, a commuted sum (for non-standard 
highway material and its maintenance) will need to be agreed between MCC and the 
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applicant. 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 applicant should be advised that any requirements for licensing, hoarding, 
scaffolding, skips and any associated temporary pedestrian/traffic management 
arrangements, including Section 50, will need discussion and agreement with the 
council's Highway Network Management teams via Email -
highwaylicences@manchester.gov.uk 
highwaynetworkmanagement@manchester.gov.uk.
Application for off-site highways works condition discharge may only be submitted 
following securement of cash bond or surety provision of the total costs of the 
associated highways works as provided by the statutory approvals team.

Culvert:
MCC records highlight that the underground Clayton Brook is located within the south-
eastern area of the site, while our records are frequently updated to ensure the highest 
level of accuracy, the records cannot guarantee 100% accuracy for all culverted assets. 
Therefore, we would request that the applicant informs the onsite contractor to remain 
observant and to take the appropriate safety precautions during excavation works. If 
any major unknown drainage assets are found beneath the site, then further 
investigation works should take place to identify the asset and MCC Lead Local Flood 
Authority (LLFA) should be contacted immediately. Any alterations to an ordinary 
watercourse will require consent from MCC LLFA under Land Drainage Act 1991. The 
developer can apply for land drainage consent (if required) via the following link: 
https://manchester.civicapayforms.co.uk/Sales/LaunchInternet.aspx?saleform=drainage 
.
We also recommend that the applicant undertakes a full survey of the culverted 
watercourse to establish its verified route and condition.

Riparian Landownership:
The applicant should be reminded that they are the riparian landowner for the extent of 
watercourse which runs through their land. As a riparian landowner, they are 
responsible for maintaining the watercourse and ensuring that water is able to flow 
naturally through the watercourse. This includes the responsibility for removing any 
blockages or repairing any damage which may impede flow.

Date: 3 October 2025

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. 
 

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

The proposed development lies within an area that has been defined by the Mining Remediation 
Authority as containing coal mining features at surface or shallow depth. These features may 
include: mine entries (shafts and adits); shallow coal workings; geological features (fissures and 
break lines); mine gas and former surface mining sites. Although such features are seldom readily 
visible, they can often be present and problems can occur, particularly as a result of new 
development taking place.

Any form of development over or within the influencing distance of a mine entry can be dangerous 
and raises significant land stability and public safety risks. As a general precautionary principle, 
the Mining Remediation Authority considers that the building over or within the influencing 
distance of a mine entry should be avoided. In exceptional circumstance where this is 
unavoidable, expert advice must be sought to ensure a suitable engineering design which takes 
account of all relevant safety and environmental risk factors, including mine gas and mine-water. 
Your attention is drawn to the Mining Remediation Authority Policy in relation to new development 
and mine entries available at:
Building on or within the influencing distance of mine entries - GOV.UK

Any intrusive activities which disturb or enter any coal seams, coal mine workings or coal mine 
entries (shafts and adits) requires a Mining Remediation Authority Permit. Such activities could 
include site investigation boreholes, excavations for foundations, piling activities, other ground 
works and any subsequent treatment of coal mine workings and coal mine entries for ground 
stability purposes. Application forms for Mining Remediation Authority permission and further 
guidance can be obtained from The Mining Remediation Authority’s website at: www.gov.uk/get-
a-permit-to-deal-with-a-coal-mine-on-your-property
What is a permit and how to get one? - GOV.UK (www.gov.uk)

In areas where shallow coal seams are present caution should be taken when carrying out any on 
site burning or heat focused activities.

If any future development has the potential to encounter coal seams which require excavating, for 
example excavation of building foundations, service trenches, development platforms, 
earthworks, non-coal mineral operations, an Incidental Coal Agreement will be required. Further 
information regarding Incidental Coal Agreements can be found here - 
https://www.gov.uk/government/publications/incidental-coal-agreement/guidance-notes-for-
applicants-for-incidental-coal-agreements

If any coal mining features are unexpectedly encountered during development, this should be 
reported immediately to the Mining Remediation Authority on 0800 288 4242. Further information 
is available on the Mining Remediation Authority website at: Mining Remediation Authority - 
GOV.UK
 

Informative Note valid from 1st January 2025 until 31st December 2026

http://www.gov.uk/
https://www.gov.uk/government/publications/incidental-coal-agreement/guidance-notes-for-applicants-for-incidental-coal-agreements
https://www.gov.uk/government/publications/incidental-coal-agreement/guidance-notes-for-applicants-for-incidental-coal-agreements
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STANDING ADVICE - DEVELOPMENT LOW RISK AREA

The proposed development lies within a coal mining area which may contain unrecorded coal mining 
related hazards. If any coal mining feature is encountered during development, this should be 
reported immediately to the Mining Remediation Authority on 0345 762 6846 or if a hazard is 
encountered on site call the emergency line 0800 288 4242.

Further information is also available on the Mining Remediation Authority website at: Mining 
Remediation Authority - GOV.UK

Standing Advice valid from 1st January 2025 until 31st December 2026

 


