
Planning 

Growth & Development 

Delegated officer report for planning application 

Application no. 143338/NMC/2025 

Date registered valid: 1 July 2025 

Proposal: Non Material Amendment to planning permission ref 
132626/FO/2022(as amended by 142675/NMC/2025) to amend the 
wording of conditions 3 (External Materials), 7 (CMP), 8 (Landscaping) 
and 34 (Wind Mitigation). 

Address: 47 Store Street, Manchester, M1 2WA 

Ward(s): Piccadilly Ward 

Applicant: Russell Schwarze Shaw Street Developments  

Agent (if any): Mr Peter Tooher Nexus Planning  

Case officer: Angela Leckie 
Tel: 0161 234 4651 
Email: angela.leckie@manchester.gov.uk 

Recommendation: Approve        

Date of recommendation: 29/07/25 

Application details 

Type of application: Non-Material Change Application 

Development type: Notifications 

Date of site visit:

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 

Listed building:  Not applicable  

Conservation area: Not applicable  

Tree Preservation Order:  Not applicable  

This 0.07ha site is bounded by Store Street, a 2 storey commercial building and residential 
development at Piccadilly Village and Chapeltown St. It is vacant and all trees and vegetation 
were cleared in 2021 to allow investigative works to establish the feasibility of development. A 
retaining wall on the northern boundary, restricts access to the site and currently it can only be 
accessed from Piccadilly Village. 

The site slopes down to Store Street by about 4.5m. Some boundaries have fencing. There is 
an area of mature tree planting in front of the residential blocks. The grade II* listed Ashton 
canal aqueduct crosses Store Street nearby. Other listed buildings close to the site include the 
Stable block to the south east of Junction Works, 40 Ducie Street, Crusader Works and London 
Warehouse (all Grade II Listed). Stevenson Square Conservation Area is 250m away from the 
site and Ancoats Conservation Area 500m.  

The site is 250 m South West of Piccadilly Station and is close to all sustainable transport 
options. It has been used for industrial activities since the nineteenth century and buildings were 
demolished in the late 20th century following which self seeded trees and vegetation became 
established. 

Description of development 

Permission was granted in 2022 for the erection of a 15 storey building comprising 54 
apartments (Use Class C3) with associated residential facilities (residents lounge and terrace 
and office space), 2 car parking spaces and 57 cycle parking spaces, landscaping, access and 
associated development. 

Consent is now sought to re-word a number of of conditions to amend the triggers for 
submission of details due to the development of the delivery programme and are intended to 
reflect the phasing of construction with an initial period of enabling works and piling works 
programmed to take place prior to the main construction. 

Consultations & Notification Responses 

None  

Issues 

Principle of Proposed Amendments 

The proposed amendments are required to keep the delivery programme of this housing 
scheme on track given that the planning permission expires on 21-12-25 and are considered to 
be of a non-material nature and acceptable to the City Council as Local Planning Authority.  The 
City Council is satisfied that the proposed changes will have no material impact upon the 
previously approved scheme and the works will not adversely affect visual or residential amenity 



within the area or will they have any significant material impact upon the overall quality of the 
development or impact on its fundamental nature.  

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 

Condition(s) to be attached to decision for approval OR Reasons for recommendation to 
refuse 

 1) Reason 1: Following an assessment of the details and plans submitted, it is confirmed that 
the proposed amendments are considered to be of a non-material nature and acceptable to the 
City Council as Local Planning Authority.  The City Council is satisfied that the proposed 
changes will have no material impact upon the previously approved scheme and the works will 
not adversely affect visual or residential amenity within the area or will they have any significant 
material impact upon the overall quality of the development 

 2) Reason 2: The re-wording of conditions is required to amend the triggers for submission of 
details due to the development of the delivery programme and are intended to reflect the 
phasing of construction with an initial period  of enabling works  and piling works programmed to 
take place prior to the main construction 

 3) (a) Notwithstanding the details submitted with the application, prior to the commencement of 
above ground construction the following shall be submitted for approval in writing by the City 
Council, as Local Planning Authority: 



*baseline samples and specifications of all materials to be used on all external elevations;  
*drawings to illustrate details of full sized sample panels that will be produced in line with an 
agreed programme: and  
*a programme for the production of the full sized sample panels a strategy for quality control 
management; and 

The panels to be produced shall include jointing and fixing details between all component 
materials and any component panels , details of external ventilation requirements, details of the 
drips to be used to prevent staining and details of the glazing and frames 

and 

( b) Submission of a Construction Environmental Management Plan (CEMP)- Circular Economy 
Statement (Materials) to include details of the strategy for securing more efficient use of non-
renewable material resources and to reducing the lifecycle impact of materials used in 
construction and  how this would be achieved through the selection of materials with low 
environmental impact throughout their lifecycle; 

(c) The sample panels and quality control management strategy shall then be submitted and 
approved in writing by the City Council as local planning authority in accordance with the 
programme and dwgs as agreed above. 

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, as specified in policies SP1 and DM1 of the Core Strategy. 

 7) Prior to the commencement of any phase of the development a detailed construction 
management plan for that phase outlining working practices during development shall be 
submitted to and approved in writing by the local planning authority. This shall include: 

*Display of an emergency contact number; 
*Details of  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; 
*Dust suppression measures; 
*Compound locations where relevant; 
*Location, removal and recycling of waste; 
*Routing strategy and swept path analysis; 
*Parking of construction vehicles and staff; 
*Sheeting over of construction vehicles; 
*Communication strategy with residents which shall include details of how there will be 
engagement, consult and notify residents during the works;  
* Details of the loading and unloading of plant and materials; 
* Details of the storage of plant and materials used in constructing the development; 

Manchester City Council encourages all contractors to be 'considerate contractors' when 
working in the city by being aware of the needs of neighbours and the environment. 
Membership of the Considerate Constructors Scheme is highly recommended.   

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 (July 2012). 



 8) Prior to the commencement of above ground construction a programme for submission of 
final details of the following shall be submitted and approved in writing by the City Council as 
Local Planning Authority. The programme shall include an implementation timeframe and 
details of when the following details will be submitted. 

(a) Details of hours during which the terrace at 1st floor level  will be open to residents and the 
mechanisms which would prevent use outside of those hours; 

(b) Details of  (a) all hard (to include use of natural stone or other high quality materials) around 
the site perimeter (excluding Store Street pavements) 

(c) Details of measures to create potential opportunities to enhance and create new biodiversity 
within the development to include, the details species within the shared terrace areas, bee 
hotels and opportunities for bird nesting ( including House Sparrows and Black Redstarts);  

(d) Final details of the green roofs (1st floor parking roof and main roof level) including details of 
planting species  to be included and details of on going maintenance;  

and shall then be submitted and approved in writing by the City Council as local planning 
authority in accordance with the programme as agreed above. 

Reason -  To ensure a satisfactory development delivered in accordance with the above plans  
and in the interest of pedestrian and highway safety pursuant to Section 170 of the NPPF 2019, 
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 R1.1, I3.1, 
T3.1, S1.1, E2.5, E3.7 and RC4 of the Unitary Development Plan for the City of Manchester and 
policies SP1, DM1, EN1, EN9 EN14 and EN15 of the Core Strategy. 

34) Before above ground construction commences  final details of the wind mitigation to the 
level 1 north, level 2 and level 13 north terraces as shown in dwg and confirmation from a 
suitably qualified Wind Consultant that this would be adequate shall be submitted to and 
approved in writing. The approved scheme shall be implemented prior to any use of the terrace 
commencing and and thereafter retained and maintained in situ. 

Reason - In the interest of creating a suitable and safe environment for residents and in the 
interests of visual amenity pursuant to policies SP1 and DM1 of the Manchester Core Strategy 
(2012). 

Appendix 1 – List of consultees & neighbours notified 

Appendix 2 – Planning constraints 

Article 4 Direction - City Centre PD Restriction - Class B1(c) To C3 
Article 4 Direction - City Centre PD Restriction - Class B1(a) To C3 
Article 4 Direction - Removal Of PD Rights Change Of Use From Class C3 To Class C4 
Coal Authority - Development Low Risk - Name: DEVELOPMENT_LOW_RISK_AREA 
HS2 Phase 2b Safeguarding Zones - HS2 Safeguarding Zones (June 2022) 
Susceptible to Surf Water Flood (Less) -  
Susceptible to Surf Water Flood (Less) -  
Susceptible to Surf Water Flood (Less) -  
Susceptible to Surf Water Flood (Less) -  
Susceptible to Surf Water Flood (Less) -  
Susceptible to Surf Water Flood (Less) -  



Susceptible to Surf Water Flood (Middle) -  
Susceptible to Surf Water Flood (Middle) -  
Susceptible to Surf Water Flood (Middle) -  
Susceptible to Surf Water Flood (Middle) -  
Susceptible to Surf Water Flood (More) -  
Susceptible to Surf Water Flood (More) -  
Susceptible to Surf Water Flood (More) -  
Susceptible to Surf Water Flood (More) -  
Susceptible to Surf Water Flood (More) -  
Susceptible to Surf Water Flood (More) -  
Susceptible to Surf Water Flood (More) -  
Susceptible to Surf Water Flood (More) -  
Area Team Boundary - Name: CENTRAL 
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