
Planning

Michael Pearson
Telephone: 0161 219 2735
michael.pearson@manchester.gov.uk

P O Box 532 Town Hall
Manchester M60 2LA

Mr Michael Percival
Deloitte LLP
100 Embankment
6th Floor
Cathedral Approach
Salford
M3 7FB

Date: 9 May 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: 142725/NMC/2025
Description: Non-material amendment to revise the wording of conditions 3 (Materials), 4 
(Local Labour), 5 (CMP), 6 (Ground contamination), 7 (Landscaping), 9 (Archaeology), 10 
(SuDs) and 16a (Delap) of planning permission 131859/FO/2021 to amend trigger points 
to discharge conditions.
Location: 50 Fountain Street, Manchester, M2 2AS

I refer to your application for a non-material amendment to planning permission reference 
131859/FO/2021.

The proposed seeks to alter the tigger point for conditions 3 (Materials), 4 (Local Labour 
Agreement), 5 (Construction Management Plan), 6 (Ground contamination), 7 
(Landscaping), 9 (Archaeology), 10 (SuDs) and 16a (Dilapidation Survey) so that works to 
the entrance door of the listed façade may commence prior to the discharging of said 
conditions.

Following an assessment of the details submitted, I can confirm that the proposed 
amendment is 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 131859/FO/2021. These documents should be read in 
conjunction with one another. Therefore, the conditions previously applied to approval 
131859/FO/2021 still apply to this development. However, due to the acceptance of the 
amendments outlined above, the following amended conditions also now apply:

 3) (a) Notwithstanding the details submitted with the application, prior to the 
commencement of development, excluding works to the entrance door located at 49 
Spring Gardens identified on 142-JMA-B1-SW-E-A-042101 Revision A,142-JMA-B1-SW-



E-A-042201 Revision C and 142-JMA-B1-XX-X-A-042299, the following shall be submitted 
for approval in writing by the City Council, as Local Planning Authority:

A programme for the issue of samples and specifications of all materials to be used on all 
external elevations of the development, including the roof terraces, and drawings to 
illustrate details of the full-sized sample panels that will be produced. The programme shall 
include timings for the submission of samples and specifications of all materials to be used 
on all external elevations of the development to include jointing and fixing details, details of 
the drips to be used to prevent staining, details of the glazing and a strategy for quality 
control management.

(b) All samples and specifications shall then be submitted to and approved in writing by the 
City Council as local planning authority in accordance with the programme as agreed for 
part a) of this condition.

(c) Prior to installation of any new materials on the entrance to 49 Spring Gardens, details 
set out on Plan Reference 142-JMA-B1-XX-X-A-042299 shall be submitted to and 
approved in writing by the Local Planning Authority."

The development shall then be carried out in accordance with the approved materials.

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.

 4) (a) Prior to the commencement of the development, excluding works to the entrance 
door located at 49 Spring Gardens identified on 142-JMA-B1-SW-E-A-042101 Revision A, 
142-JMA-B1-SW-E-A-042201 Revision C and 142-JMA-B1-XX-X-A-042299, details of a 
local labour agreement in order to demonstrate commitment to recruit local labour for the 
construction element of the development shall be submitted to and approved in writing by 
the City Council as Local Planning Authority. The approved document shall be 
implemented as part of the construction phase of the development.

(b) Within six months of reaching practical completion of the development, details of the 
results of the scheme approved in part a) of this condition shall be submitted to the Local 
Planning Authority for consideration."

Reason - To safeguard local employment opportunities, pursuant to policy EC1 of the Core 
Strategy for Manchester.

 5) Excluding works to the entrance door located at 49 Spring Gardens identified on 142-
JMA-B1-SW-E-A-042101 Revision A, 142-JMA-B1-SW-E-A-042201 Revision C and 142-
JMA-B1-XX-X-A-042299,  no development shall take place, including any demolition 
works, until a construction management plan or construction method statement has been 
submitted to and approved in writing by the Local Planning Authority. The approved 
plan/statement shall be adhered to throughout the demolition/construction period. The 
plan/statement shall provide for;

o A construction programme including phasing of works;
o 24 hour emergency contact number;
o Phasing and quantification/classification of vehicular activity, to include expected 
number and type of vehicles accessing the site for: Deliveries; Waste removal; Cranes; 
Equipment, Plant; Works; and Visitors;
o Size of construction vehicles;



o The use of a consolidation operation or scheme for the delivery of materials and 
goods;
o Means by which a reduction in the number of movements and parking on nearby 
streets can be achieved (including measures taken to ensure satisfactory access and 
movement for existing occupiers of neighbouring properties during construction), such as 
programming, construction methodology, shared deliveries, car sharing, travel planning, 
parking facilities for staff and visitors, on-site facilities to encourage the use of public 
transport and cycling;
o Routes for construction traffic, avoiding weight and size restrictions to reduce 
unsuitable traffic on residential roads;
o Locations for loading/unloading, waiting/holding areas and means of communication 
for delivery vehicles if space is unavailable within or near the site;
o Locations for storage of plant/waste/construction materials;
o Arrangements for the turning of vehicles, to be within the site unless completely 
unavoidable;
o Arrangements to receive abnormal loads or unusually large vehicles;
o Swept paths showing access for the largest vehicles regularly accessing the site 
and measures to ensure adequate space is available;
o Any necessary temporary traffic management measures;
o Measures to protect vulnerable road users (cyclists and pedestrians);
o Arrangements for temporary facilities for any bus stops or routes;
o Method of preventing mud being carried onto the highway (wheel washing);
o Methods of communicating the Construction Management Plan to staff, visitors and 
neighbouring residents and businesses and Community consultation strategy, including 
details of stakeholder and neighbour consultation prior to and during the development 
along with the complaints procedure
o Dust suppression measures, including a section on air quality and the mitigation 
measures proposed to control fugitive dust emissions during the enabling and build 
phases;
o Compound locations where relevant;
o Details regarding location, removal and recycling of waste (site waste management 
plan);
o Sheeting over of construction vehicles;
o A commentary/consideration of ongoing construction works in the locality;
o Construction and demolition methods to be used, including the use of cranes (and 
their location);
o The erection and maintenance of security hoardings;
o Details on the timing of construction of scaffolding.

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.

The 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 Core Strategy.

 6) a) Excluding works to the entrance door located at 49 Spring Gardens identified on 
142-JMA-B1-SW-E-A-042101 Revision A, 142-JMA-B1-SW-E-A-042201 Revision C and 
142-JMA-B1-XX-X-A-042299, before the development hereby approved commences, 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 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 the 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.

b) When the development commences, the development shall be carried out in 
accordance with the previously agreed Remediation Strategy and a 
Completion/Verification Report shall be submitted to and approved in writing by the City 
Council as local planning authority.

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 before the 
development is occupied, 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 (the Revised Remediation Strategy) is submitted to and approved in writing by the 
City Council as local planning authority and the development shall be carried out in 
accordance with the Revised Remediation Strategy, which shall take precedence over any 
Remediation Strategy or earlier Revised 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.

 7) a) Prior to the commencement of development, excluding works to the entrance door 
located at 49 Spring Gardens identified on 142-JMA-B1-SW-E-A-042101 Revision A, 142-
JMA-B1-SW-E-A-042201 Revision C and 142-JMA-B1-XX-X-A-042299, a programme for 
the submission of final details of the landscaping, lighting, public realm works shall be 
submitted to and approved in writing by the City Council as Local Planning Authority. The 
programme shall include submission and implementation timeframes for the following 
details:

I. The proposed hard landscape materials, including the materials to be used for the 
footpaths surrounding the site and for the areas between the pavement and the line of the 
proposed building, and within the public realm works area;

II. Any external lighting;

III. The ecological enhancements to be installed at the buildings to enhance and create 
new biodiversity within the development;

IV. The landscaping proposed for the roof terraces;

b) The above details shall then be submitted to and approved in writing by the City Council 
as local planning authority in accordance with the programme as agreed for part a) of this 
condition. 



The development shall be carried out in accordance with the approved details.

Reason - To ensure that a satisfactory landscaping scheme and ecological enhancements 
for the development are carried out, in accordance with saved 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.

 9) Excluding works to the entrance door located at 49 Spring Gardens identified on 142-
JMA-B1-SW-E-A-042101 Revision A, 142-JMA-B1-SW-E-A-042201 Revision C and 142-
JMA-B1-XX-X-A-042299, no development shall take place until the applicant or their 
agents or successors in title has secured the implementation of a programme of 
archaeological works. The works are to be undertaken in accordance with a Written 
Scheme of Investigation (WSI) submitted to and approved in writing by Manchester 
Planning Authority. The WSI shall cover the following:

a) A phased programme and methodology of investigation and recording to include:
- an evaluation through trial trenching
- dependent on the above, more detailed excavation (subject to a separate WSI)

b). A programme for post investigation assessment to include:
- production of a final report on the investigation results.

c) Deposition of the final report with the Greater Manchester Historic Environment Record.

d) Dissemination of the results of the archaeological investigations commensurate with 
their significance.

e) Provision for archive deposition of the report and records of the site investigation.

f) Nomination of a competent person or persons/organisation to undertake the works set 
out within the approved WSI.

Reason - To record and advance understanding of heritage assets impacted on by the 
development and to make information about the heritage interest publicly accessible 
pursuant to policy EN3 of the Manchester Core Strategy (2012) and saved policy DC20 of 
the Unitary Development Plan for the City of Manchester (1995).

10) Excluding works to the entrance door located at 49 Spring Gardens identified on 142-
JMA-B1-SW-E-A-042101 Revision A, 142-JMA-B1-SW-E-A-042201 Revision C and 142-
JMA-B1-XX-X-A-042299, no development shall commence until a surface water drainage 
scheme for the site, based on sustainable drainage principles, the hierarchy of drainage 
options in the National Planning Practice Guidance, and an assessment of the hydrological 
and hydrogeological context of the development, has been submitted to and approved in 
writing by the City Council as Local Planning Authority. The surface water drainage 
scheme must be in accordance with the Non-Statutory Technical Standards for 
Sustainable Drainage Systems (March 2015) or any subsequent replacement national 
standards.

The drainage scheme shall subsequently be implemented in accordance with the 
approved details before the development is completed."

Reason - To promote sustainable development, secure proper drainage and to manage 
the risk of flooding and pollution, pursuant to policies EN8 and EN14 of the Manchester 
Core Strategy.



16) a) Prior to works to the entrance door located at 49 Spring Gardens identified on 142-
JMA-B1-SW-E-A-042101 Revision A, 142-JMA-B1-SW-E-A-042201 Revision C and 142-
JMA-B1-XX-X-A-042299, a condition survey of the carriageways/footways on construction 
vehicle routes surrounding the site shall be undertaken and submitted to the City Council 
as Local Planning Authority.

b) When works identified in part a) are complete, the same carriageways/footways shall be 
re-surveyed and the results submitted to the City Council as Local Planning Authority for 
assessment. Should any damage have occurred to the carriageways/footways, they shall 
be repaired and reinstated in accordance with a scheme that shall first be submitted to and 
approved in writing by the City Council as Local Planning Authority. The necessary costs 
for this repair and/or reinstatement shall be met by the applicant

c) Before development commences beyond the works identified in part a) of this condition, 
a full condition survey of the carriageways/footways on construction vehicle routes 
surrounding the site shall be undertaken and submitted to the City Council as Local 
Planning Authority.

d) When all construction/fit-out works are complete, the same carriageways/footways shall 
be re-surveyed and the results submitted to the City Council as Local Planning Authority 
for assessment. Should any damage have occurred to the carriageways/footways, they 
shall be repaired and reinstated in accordance with a scheme that shall first be submitted 
to and approved in writing by the City Council as Local Planning Authority. The necessary 
costs for this repair and/or reinstatement shall be met by the applicant.

Reason - To ensure an acceptable development, pursuant to policy DM1 of the Core 
Strategy.

26) No development, other than the step removal works to the entrance door located at 49 
Spring Gardens identified on 142-JMA-B1-SW-E-A-042101 Revision A, 142-JMA-B1-SW-
E-A-042201 Revision C and 142-JMA-B1-XX-X-A-042299, shall commence until a contract 
for the construction and completion of the remaining development has been let and 
appropriate evidence has been submitted for approval in writing by the City Council, as 
Local Planning Authority.  The contract for construction and completion of the remaining 
development outside of the aforementioned step removal works must be let no later than 
the 05 July 2026.  

Reason - To allow sufficient time to let the contract for the remainder of the development 
pursuant to policy SP1 of the Manchester Core Strategy (2012).

27) Should the contract for construction and completion of the development not be let by 
05 July 2026, then all development activities on the site, outside of the step removal works 
to the entrance door located at 49 Spring Gardens identified on 142-JMA-B1-SW-E-A-
042101 Revision A, 142-JMA-B1-SW-E-A-042201 Revision C and 142-JMA-B1-XX-X-A-
042299, shall cease and no further development shall be permitted by this planning 
permission.  

Reason - To require the development activities to cease should the contract for the 
remainder of the development not be let pursuant to policy SP1 of the Manchester Core 
Strategy (2012).

Should you wish to discuss the matter further, please contact Michael Pearson using the 
details above.



Yours faithfully,

Julie Roscoe
Director of Planning, Building Control & Licensing

 


