
1) 3 Year Time Limit  
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) Specified Plans/documents 
The development hereby approved shall be carried out in accordance with the 
following drawings and documents:  
 
o P.02LD.P002: Proposed Landscape Plan  
o P.1984.24 REV B: Arboricultural Impact Assessment (Prepared by Ascerta; 
dated 22 January 2025) 
o P.1984.24A: Biodiversity Impact Assessment (Prepared by Ascerta; dated 
January 2025) 
o P.1984.24: Preliminary Ecological Appraisal (Prepared by Ascerta; dated July 
2024) 
o Tree Survey (Prepared by Ascerta; dated 16 April 2024) 
o BNG Small Sites Metric (Prepared by Alex Rose; dated 7 August 2024) 
o P.1984.24.01: Tree Survey Plan (Prepared by Ascerta; dated 16 April 2024) 
 
Stamped as received by the City Council as Local Planning Authority on 23/01/2025. 
 
o P.03GA.E001 REV A: Proposed East Elevation  
o P.03GA.P000 REV A: Proposed Ground Floor Plan   
o P.03GA.P001 REV A: Proposed First Floor Plan   
o P.03GA.P002 REV A: Proposed Second Floor Plan   
o P.05D.S001 REV A: Typical Window Reveal Section Detail    
 
Stamped as received by the City Council as Local Planning Authority on 25/04/2025. 
 
o P.03GA.E001 REV A: Proposed East Elevation with boundary fence 
o P.03GA.E002 REV B: Proposed South Elevation (side) 
o P.03GA.E003 REV B: Proposed West Elevation (rear) 
o P.03GA.E004 REV B: Proposed North Elevation (side) 
o P.02LD.P001 REV B: Proposed Site Plan 
 
Stamped as received by the City Council as Local Planning Authority on 08/05/2025. 
 
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. 
 
 3) Materials  
Before the commencement of above ground construction works, samples and 
specifications of all materials to be used on all external elevations of the 
development have been submitted to and approved in writing by the City Council as 
local planning authority. The development shall be fully implemented in accordance 
with the approved details, which shall be maintained in situ thereafter.   
 



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 for the City of Manchester. 
 
 4) C3a Use 
Notwithstanding the provisions of the Town and Country Planning (General 
Permitted Development) (England) Order 2015 (as amended) (or any order revoking 
and re-enacting that Order with or without modification) no part of the development 
shall be used for any purpose other than the purpose(s) of Class C3(a) of the 
Schedule to the Town and Country Planning (Use Classes) Order 1987 (as 
amended) (or in any provision equivalent to that Class in any statutory instrument 
revoking and re-enacting that Order with or without modification). 
 
Reason - In the exceptional circumstances of a proliferation of HMOs restricting 
housing choice and adversely affecting sustainability and in the interests of 
residential amenity, to safeguard the character of the area and to maintain the 
sustainability of the local community through the provision of accommodation that is 
suitable for people living as families pursuant to paragraph 7.4 of the Guide to 
Development in Manchester: Supplementary Planning Document and Planning 
Guidance, the National Planning Policy Framework and policies SP1 and DM1 of the 
Core Strategy for the City of Manchester. 
 
 5) Obscure Glazing  
Prior to the first occupation of the development hereby approved, the second floor 
terrace screen to the rear and windows in the first and second floors of the northern 
(side) elevation of the property shall be obscure glazed to a specification of no less 
than level 5 of the Pilkington Glass Scale or such other alternative equivalent and 
shall remain so in perpetuity. 
 
Reason - To protect the amenity and living conditions of adjacent residential property 
from overlooking or perceived overlooking and in accordance with policies SP1 and 
DM1 of the Core Strategy. 
 
 6) CMP PRECOMM 
Prior to the commencement of the development hereby approved, 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: 
I. Display of an emergency contact number;  
II. Details of wheel washing;  
III. Compound locations where relevant;  
IV. Location, removal and recycling of waste;  
V. Routing strategy and swept path analysis;  
VI. Parking of construction vehicles and staff;  
VII. Sheeting over of construction vehicles.  
VIII. Parking of construction vehicles and staff;  
IX. Measures to control noise and vibration; 
 



It is also requested the applicant provides a dilapidation survey as part of the 
Construction Management Plan document. The survey should include photographs 
and commentary on the condition of carriageway / footways on construction vehicle 
routes surrounding the site. 
 
Development shall be carried out in accordance with the approved construction 
management plan upon commencement of authorised works. 
 
Reason - To safeguard the amenities of nearby residents and highway safety, 
pursuant to policies SP1, EN19 and DM1 of the Core Strategy for the City of 
Manchester. 
 
 7) Waste PRECOMM 
a) Prior to the commencement of the development hereby approved, a scheme 
for the storage and disposal of refuse shall be submitted to and approved in writing 
by the City Council as local planning authority.  
New developments shall have refuse storage space for segregated waste collection 
and recycling. Internal and external storage areas are required. 
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 EN19 and 
DM1 of the Manchester Core Strategy.  
 
 8) Car parking  
The car parking indicated on drawing referenced P.02LD P001 Rev B: Proposed Site 
Plan, shall be surfaced, demarcated and made available for use before the 
development is occupied, in accordance with details to be submitted to and 
approved in writing by the City Council as local planning authority. The car parking 
spaces shall then be available at all times whilst the dwellings are occupied. 
 
Reason- To ensure that there is adequate parking for the development proposed 
when the buildings are occupied, pursuant to saved policy E3.3 of the Unitary 
Development Plan for the City of Manchester and policies SP1 and DM1 of the Core 
Strategy for Manchester. 
 
 9) SWD PRECOMM 
Prior to the commencement of the development hereby approved, a surface water 
drainage layout for the development site shall be submitted for approval in writing by 
the City Council, as Local Planning Authority. This shall include the following: 

• For surface water connections, evidence of agreement in principle from the 
relevant authority/service provider is required to ensure there is adequate 
spare capacity in the existing system taking future development requirements 
into account. An email of acceptance of proposed new connection will suffice. 

• Details of surface water attenuation that offers a reduction in surface water 
runoff rate in line with the Manchester Trafford and Salford Strategic Flood 
Risk Assessment to greenfield runoff rate. 

• Finalised surface water drainage layout including all components, levels, 
connectivity and proposed overland flow routes for extreme events. 



• Hydraulic calculations of the proposed drainage system, including all design 
parameters. Results must demonstrate no flooding in the 1 in 30 and no 
flooding of buildings for the 1 in 100 + 45% Climate Change. 

• Where flows less than 5 l/s are proposed, a blockage risk assessment must 
be undertaken. If the risk cannot be adequately managed, a higher minimum 
discharge rate should be considered / agreed with relevant authority. 

• A plan indicating easements. SuDS features (including attenuation tanks) 
should be appropriately positioned, including a 2.5m easement from the 
existing highway and a 5m easement from any dwellings, guaranteeing 
accessibility for future maintenance and contingency for asset failure. This 
practice is in accordance with SuDS Manual (C753). 

• Construction details of flow control and SuDS components. 

• Details of how the scheme shall be maintained and managed after 
completion. 

The development shall be constructed and completed in accordance with the 
approved details prior to the first occupation/use of the development.   
 
Reason - To promote sustainable development, secure proper drainage and to 
manage the risk of flooding and pollution.  This condition is imposed in light of 
national policies within the NPPF and NPPG and local policies EN08 and EN14 of 
the Manchester Core Strategy (2012). 
 
10) EVC 
Above-ground construction works shall not commence until details of the measures 
to be incorporated into the development to allow for the provision of a electric vehicle 
charging point have been submitted to and approved by the City Council as Local 
Planning Authority. The approved charging point shall be provided prior to first 
occupation and retained thereafter. 
 
Reason - To promote sustainable development and in the interests of residential 
amenity, pursuant to Policies DM1 and EN16 in the Manchester Core Strategy. 
 
 
11) NSE4(a) (Residential sound insulation) PRECOMM 
a) Prior to the commencement of the development hereby approved, a scheme for 
acoustically insulating the proposed residential accommodation against noise from 
Mauldeth Road West and Alexandra Road South shall be submitted to and approved 
in writing by the City Council as local planning authority. There may be other actual 
or potential sources of noise which require consideration on or near the site, 
including any local commercial/industrial premises. The approved noise insulation 
and ventilation scheme shall be completed before any of the dwelling units are 
occupied. 
Noise survey data shall include measurements taken during a rush-hour period and 
night-time to determine the appropriate sound insulation measures necessary.  The 
following noise criteria shall be required to be achieved: 

➢ Bedrooms (night time - 23.00 - 07.00)         30 dB LAeq (individual noise 
events shall not exceed 45 dB LAmax,F by more than 10 times) 

➢ Living Rooms (daytime - 07.00 - 23.00)      35 dB LAeq 
➢ Gardens and terraces (daytime)                   55 dB LAeq 



b)  Prior to first occupation of the residential units, a verification report shall be 
required to validate that the work undertaken throughout the development conforms 
to the recommendations and requirements in the approved acoustic consultant's 
report. The report shall also undertake post completion testing to confirm that the 
internal noise criteria have been met. Any instances of non-conformity with the 
recommendations in the verification report shall be detailed along with any measures 
required to be undertaken prior to first occupation of the residential units to ensure 
compliance with the internal noise criteria. 
 
Reason: To secure a reduction in noise from traffic or other sources in order to 
protect future residents from noise disturbance pursuant to policies SP1 and DM1 of 
the Core Strategy for the City of Manchester and saved policy DC26 of the Unitary 
Development Plan 
 
12) Cycle storage  
Prior to the first occupation of the development hereby approved, full and final details 
of a secure and sheltered cycle store shall be submitted to and approved in writing 
by the City Council and local planning authority. The approved details shall be fully 
implemented before occupation of the development and maintained in situ thereafter. 
 
Reason - In the interests of residential amenity and to secure appropriate 
arrangements for the storage of cycles, pursuant to policies SP1, T1 and DM1 of the 
Core Strategy for the City of Manchester. 
 
13) Contaminated Land PRECOMM 
a) Before commencement of the development hereby approved, a report (the 
Preliminary Risk Assessment) to identify and evaluate all potential sources and 
impacts of any ground contamination, groundwater contamination and/or ground gas 
relevant to the site shall be submitted to and approved in writing by the City Council 
as local planning authority. The Preliminary Risk Assessment shall conform to the 
City Council's current guidance document (Planning Guidance in Relation to Ground 
Contamination). 
 
In the event of the Preliminary Risk Assessment identifying risks which in the written 
opinion of the Local Planning Authority require further investigation, the development 
shall not commence until a scheme for the investigation of the site and the 
identification of remediation measures (the Site Investigation Proposal) has been 
submitted to and approved in writing by the City Council as local planning authority. 
 
The measures for investigating the site identified in the Site Investigation Proposal 
shall be carried out before development commences and a report prepared outlining 
what measures, if any, are required to remediate the land (the Site Investigation 
Report and/or Remediation Strategy) which shall be submitted to and approved in 
writing by the City Council as local planning authority. The development shall then be 
carried out in accordance with the approved Site Investigation Report and/or 
Remediation Strategy. 
 
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 DM1 and EN18 of the Core Strategy. 
  
14) Unexpected contamination  
 In the event that ground contamination, groundwater contamination and/or ground 
gas, not previously identified, are found to be present on the site at any time after 
development commences, then development shall cease and/or the development 
shall not be occupied until, a report outlining what measures, if any, are required to 
remediate the land is submitted to and approved in writing by the City Council as 
local planning authority. The development shall then be carried out in accordance 
with these details, together with any previously approved Remediation Strategy. 
 
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 DM1 and EN18 of the Core Strategy. 
 
15) SBD 
Prior to the first occupation of the development hereby approved, details of the 
measures to be incorporated into the development (or phase thereof) to demonstrate 
how secure by design accreditation will be achieved have been submitted to and 
approved in writing by the City Council as local planning authority. The development 
shall only be carried out in accordance with these approved details at all times 
thereafter.   
 
The development hereby approved shall not be occupied or used until the Council as 
local planning authority has acknowledged in writing that it has received written 
confirmation of a secured by design accreditation. 
 
Reason - To reduce the risk of crime pursuant to policies SP1 and DM1 of the Core 
Strategy and to reflect the guidance contained in the National Planning Policy 
Framework. 
 
16) Boundary treatments 
Notwithstanding details shown on approved plans, prior to the commencement of 
above ground works, detailed drawings of the boundary treatment, including the 
entrance gates and gate posts, shall be submitted to and approved in writing by the 
City Council as local planning authority.  The approved boundary treatment scheme 
shall be implemented prior to the occupation of the development hereby approved 
and shall remain in-situ thereafter. 



 
Reason - To ensure that the appearance of the development is acceptable to the 
City Council as Local Planning Authority, pursuant to policies SP1 and DM1 of the 
Manchester Core Strategy. 
 
17) Habitat Management and Maintenance Plan PRECOMM 
Prior to the commencement of the development hereby approved, a written 30-year 
Habitat Management and Maintenance Plan (HMMP) for the Site in question shall be 
submitted to and approved in writing by the LPA. The approved HMMP shall relate to 
all ‘significant’ biodiversity gains on site and will 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 - To ensure the development delivers a biodiversity net gain on site in 
accordance with Schedule 7A of the Town and Country Planning Act 1990 (as 
inserted by Schedule 14 of the Environment Act 2021) and policies EN15 of the Core 
Strategy. 
 
18) Landscaping  
The hard and soft landscaping scheme approved by the City Council as local 
planning authority, shown on Proposed Landscape Plan, no. P.02LD.P002, received 
on 23 January 2025, shall be implemented not later than 12 months from the date of 
completion of building works. 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, another tree 
or shrub of the same species and size as that originally planted shall be planted at 
the same place. 
 
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. 
 
19) RAMS 
Prior to any site clearance or construction works, a Reasonable Avoidance 
Measures (RAM) method statement, in relation to badgers, hedgehog and other 
mammals, shall be submitted to and approved in writing by the City Council as local 



planning authority. The approved RAMS shall be implemented as part of the 
development and remain in place for the duration of the construction period.  
 
Reason - To ensure the protection of habitat of species that are protected under the 
Wildlife and Countryside Act 1981 or as subsequently amended and to comply with 
policy EN15 of the Manchester Core Strategy. 
 
20) Biodiversity enhancements  
Prior to the first occupation of the development hereby approved, full details of the 
specification and locations of bat and bird boxes, shall be submitted to and approved 
in writing by the City Council as Local Planning Authority. The bat and bird boxes 
shall be installed prior to the completion of the development and therefore be 
retained and remain in situ. 
 
Reason - To ensure the creation of new habitats in order to comply with policy EN15 
of the Manchester Core Strategy (2012). 
 
21) Environmental Standards Statement 
Prior to above ground works commencing, an Environmental Standards Statement 
shall be submitted to, and approved in writing by, the City Council, as Local Planning 
Authority. The statement shall demonstrate measures to be incorporated into the 
development to achieve energy efficiency. The development shall only be 
implemented in accordance with the agreed measures. 
 
Reason - In order to minimise the environmental impact of the development, 
pursuant to policies DM1 and SP1 of the Manchester Core Strategy and the National 
Planning Policy Framework. 
 
22) Nesting season 
No removal of or works to any hedgerows, trees or shrubs shall take place between 
1st March and 31st August inclusive, unless a competent ecologist has undertaken a 
careful, detailed check of vegetation for active birds' nests immediately before the 
vegetation is cleared and provided written confirmation that no birds will be harmed 
and/or that there are appropriate measures in place to protect nesting bird interest 
on site. Any such written confirmation should be submitted to the local planning 
authority. 
 
Reason - In order to protect wildlife from works that may impact on their habitats, 
pursuant to policy EN9 and EN15 of the Manchester Core Strategy. 
 
23) Tree retention 
All trees, shrubs and hedges within the development and / or trees whose root 
structure may extend within the development which are to be retained shall be 
fenced off in accordance with British Standard 5837 (1991) before any building or 
other building or engineering operations shall take place and no plant, machinery or 
materials (including excavated material) shall be placed, deposited, stored or 
stacked within any such fence during the construction period. 
 



Reason- In order to avoid damage to trees/ shrubs adjacent to and within the site 
which are of important amenity value to the area, pursuant to policy EN9 of the 
Manchester Core Strategy. 
 
24) PD restrictions  
Notwithstanding the provisions of the Town and Country Planning (General 
Permitted Development) Order 2015 (or any order revoking and re-enacting that 
Order with or without modification) no garages, extensions, additional fenestration, 
roof alterations, porches or outbuildings shall be erected other than those expressly 
authorised by this permission. 
 
Reason - In the interests of residential amenity pursuant to policy SP1 and DM1 of 
the Core Strategy for the City of Manchester. 
 


