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Delegated officer report for planning application

Application no. 135508/J0/2022

Date registered valid: 17 November 2022

Proposal: Variation of condition no. 24 (affordable housing) attached to planning
permission 132708/FO/2022 to allow for alternative wording

Address: Car Park to The Rear Of The Chorlton Irish Club, Cross Road,
Manchester, M21 9DJ

Ward(s): Chorlton Park Ward

Applicant: Southway Housing Trust Ltd

Agent (if any): Miss Lucy Furber, Iceni Projects

Case officer: Jennifer Connor

Tel: 0161 234 4545
Email: jennifer.connor@manchester.gov.uk

Recommendation: Approve
Date of recommendation: 10.02.2023



Application details
Type of application: Variation or Removal of Condition
Development type: Largescale Major Dwellings

Standard consultations:
No consultations have been printed and sent.

Neighbour notifications

Printed: 29 November 2022 Expired: 20 December 2022
Site notice
Posted: 13 December 2022 Expired: 3 January 2023

Press advert
Published: 6 December 2022 Expired: 27 December 2022

Departure from Development Plan:  No
Environmental Statement: Not required

Description of site/building/area

Listed building:  Not applicable
Conservation area: Not applicable

Tree Preservation Order: Not applicable
Description of development

Variation of condition no. 24 (affordable housing) attached to planning permission
132708/F0O/2022 to allow for alternative wording

Consultations & Notification Responses
Conversations were held with internal solicitors for advice.

Two objections were received on the basis of the merits of the scheme as originally approved,
this application does not change those principles. Two emails queried whether or not this
scheme would alter the level of provision of affordable housing, which it does not.

Issues

This application changes the legal wording of a condition. The alterations are to the satisfaction
of the legal team.

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 Atrticle 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) The development must be begun not later than the 4 October 2025.

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:

Air Quality Assessment, prepared by Redmore Environmental
Crime Impact Statement, prepared by Greater Manchester Police
Phase Il Ground Investigation Report, prepared by Sutcliffe
Waste Management Proforma

Received 17 January 2022

Phase | Preliminary Risk Assessment, prepared by GroundTech Consulting
Statement of Community Involvement, prepared by UK Networks
Tree Survey Plan, prepared by Cheshire Woodlands

Received 20 January 2022

(PL)001 Rev B Proposed site plan

(PL)002 Rev B Proposed Floorplans 01

(PL)003 Rev B Proposed Floorplans 02

(PL)004 Rev B Proposed Elevations 01

(PL)005 Rev B Proposed Elevations 02

(PL)006 Proposed Section AA

CGl views 01 & 02

227-LYR-XX-ZZ-DWG-L-1001- Rev 2 Landscape GA
227-LYR-XX-ZZ-DWG-L-2001- Rev 2 Softworks
227-LYR-XX-ZZ-DWG-L-3001- Rev 2 lllustrative Sections



227-LYR-XX-ZZ-RPT-L-0003 Landscape Chapter

Design & Access Statement

Environmental Standards Statement, prepared by Iceni Projects

Noise Assessment, prepared by Professional Consult

Transport Statement, prepared by Mode

Heritage Statement, prepared by SLHA

Drainage Strategy including Flood Risk Assessment, prepared by Sutcliffe
Arboricultural Assessment (incl. Tree Protection Plan) prepared by Cheshire
Woodlands

Daylight and Sunlight Amenity Impact Assessment Report, prepared by Grey
Scanlan Hill

Received 16 June 2022

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) Above-ground construction works shall not commence until samples and specifications of all
materials to be used in the external elevations and hard landscaping around the buildings as
detailed on the approved drawings have been submitted to and approved in writing by the City
Council as local planning authority.

Thereatfter the development shall be carried out in accordance with those details.

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) The development hereby approved shall only be carried out in accordance with the
recommendations of the Crime Impact Statement prepared by Greater Manchester Police and
shall not be occupied or used until the City Council as local planning authority has
acknowledged in writing that it has received written confirmation of a secure by design
accreditation.

Reason - To reduce the risk of crime pursuant to Policy DM1 of the Adopted Core Strategy for
the City of Manchester

5) No development shall take place until the full details of a surface water drainage scheme has
been submitted to and approved in writing by the City Council as local planning authority.

Reason: To promote sustainable development, secure proper drainage and to manage the risk
of flooding and pollution, pursuant to Policy DM1 in the Core Strategy Development Plan
Document and the policies and guidance within the NPPF and NPPG.

6) No development hereby permitted shall be occupied until details of the implementation,
maintenance and management of the sustainable drainage scheme have been submitted to and
approved by the local planning authority.

The scheme shall be implemented and thereafter managed and maintained in accordance with
the approved details. Those details shall include:

a. Verification report providing photographic evidence of construction as per design drawings;
b. As built construction drawings if different from design construction drawings;

c. 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.



Reason: To promote sustainable development, secure proper drainage and to manage the risk
of flooding and pollution, pursuant to Policy DM1 in the Core Strategy Development Plan
Document and the policies and guidance within the NPPF and NPPG.

7) 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:

0 A construction programme including phasing of works;

0 24 hour emergency contact number;

0 Expected number and type of vehicles accessing the site: o Deliveries, waste, cranes,
equipment, plant, works, visitors; o Size of construction vehicles; o The use of a consolidation
operation or scheme for the delivery of

materials and goods; o Phasing of works; 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): Programming;
Waste management; Construction methodology; Shared deliveries; Car sharing; Travel
planning; Local workforce; Parking facilities for staff and visitors; On-site facilities; A

scheme to encourage the use of public transport and cycling;

0 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;
0 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;

0 Any necessary temporary traffic management measures;

0 Measures to protect vulnerable road users (cyclists and pedestrians);

o Arrangements for temporary facilities for any bus stops or routes;

0 Method of preventing mud being carried onto the highway;

o Methods of communicating the Construction Management Plan to staff, visitors and
neighbouring residents and businesses.

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.

Reason: In the interests of safe operation of the adopted highway in the lead into development
both during the demolition and construction phase of the development, pursuant to policies
SP1, EN19 and DM1 of the Core Strategy

for the City of Manchester.

8) The development is to be undertaken in accordance with the submitted waste management
strategy. The strategy shall be implemented in full prior to the first occupation of the authorised
development and maintained in situ

thereafter.

Reason - In the interests of residential amenity and to secure appropriate arrangements for the
storage and collection of segregated waste and recycling, pursuant to policies SP1, EN19 and
DML of the Core Strategy for the City of Manchester



9) Prior to the first occupation of the development hereby approved the cycle parking provision
as detailed within the approved drawings and documents shall be installed.

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

10) The car parking for the units hereby approved indicated on the approved plans shall be
surfaced, demarcated and made available for use prior to the first occupation of the
development hereby approved. The car park shall then be available at all times whilst the site is
occupied.

Reason - To ensure that there is adequate parking for the development proposed when the
building is occupied in order to comply with policy DM1 of the Core strategy.

11) Above-ground construction works shall not commence until details of the measures to be
incorporated into the development to allow for the provision of electric vehicle charging points
have been submitted to and approved by the City Council as Local Planning Authority.

Reason - To promote sustainable development and in the interests of residential amenity,
pursuant to Policies DM1 and EN16 in the Manchester Core Strategy (2012).

12) Prior to the occupation of the development, a scheme of highway works, in order to provide
an adequate pedestrian and vehicular environment in the vicinity of the application site, shall be
submitted for approval in writing by the City Council, as Local Planning Authority.

For the avoidance of doubt this shall include the following:

- Additional TROs installed between the access point to the apartment and the access to the
Chorlton Irish Club to ensure that visibility from these access points

are not impacted by parked vehicles.

- TRO refreshment along Cross Road and to the 20mph zone road markings.

- Speed cushions installed along Cross Road.

- Dropped kerbs and tactile paving installed at the altered access to the apartment car park.

- Existing crossing at Cross Road/High Lane upgraded with dropped kerbs and tactile paving
and to be resurfaced.

Reason -To ensure safe access to the development site in the interest of pedestrian and
highway safety pursuant to policies SP1, EN1 and DM1 of the Manchester Core Strategy (2012)

13) Before the development hereby approved is first occupied a 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 residents and
those [attending or] employed in the development

i) a commitment to surveying the travel patterns of residents 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.

Within six months of the first use of the development, 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. Any Travel



Plan which has been approved by the City Council as local planning authority shall be
implemented in full at all times when the development hereby approved is in use.

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

14) Prior to the commencement of above ground works on the development hereby approved,
details of the provision of bird boxes shall be submitted for approval in writing by the City
Council, as Local Planning Authority.

Reason: With regards to biodiversity enhancement, in accordance with policy EN15 of the Core
Strategy and the National Planning Policy Framework.

15) Prior to the commencement of above ground works on the development hereby approved,
details of the provision of bird boxes shall be submitted for approval in writing by the City
Council, as Local Planning Authority.

Reason: With regards to biodiversity enhancement, in accordance with policy EN15 of the Core
Strategy and the National Planning Policy Framework.

16) 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 Core Strategy.

17) The details of the hard and soft landscaping treatment scheme as set out within the
approved drawing references:

227-LYR-XX-ZZ-DWG-L-1001- Rev 2 Landscape GA

227-LYR-XX-ZZ-DWG-L-2001- Rev 2 Softworks

227-LYR-XX-ZZ-DWG-L-3001- Rev 2 lllustrative Sections

227-LYR-XX-ZZ-RPT-L-0003 Landscape Chapter; 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, 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 Core Strategy.

18) 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) none of the dwelling houses hereby approved shall be used for any other purpose
(including any other purpose in Class C3 of the Schedule to the Town and Country Planning
(Use Classes) Order 1987 as amended by The Town and Country Planning (Use Classes)
(Amendment) (England) Order 2010, or in any provision equivalent to that

Class in any statutory instrument revoking and re-enacting that Order with or without
modification) other than the purpose(s) of C3(a).

Reason - In the interests of residential amenity, to safeguard the character of the area and to
maintain the sustainability of the local community through provision of accommodation that is



suitable for people living as families pursuant to policies DM1 and H11 of the Core Strategy for
Manchester and the guidance contained within the National Planning Policy Framework.

19) a) Prior to the commencement of the development, details of a Local Labour Proposal, in
order to demonstrate commitment to recruit local labour for the duration of the construction of
the development, shall be submitted for approval in writing by the City Council, as Local
Planning Authority. The approved document shall be implemented as part of the construction of
the

development.

In this condition a Local Labour Proposal means a document which includes:

1) the measures proposed to recruit local people including apprenticeships

i) mechanisms for the implementation and delivery of the Local Labour

Proposal

iii) measures to monitor and review the effectiveness of the Local labour

Proposal in achieving the objective of recruiting and supporting local labour objectives

(b) Within one month prior to construction work being completed, a detailed report which takes
into account the information and outcomes about local labour recruitment pursuant to items (i)
and (ii) above shall be submitted for approval in writing by the City Council as Local Planning
Authority.

Reason - The applicant has demonstrated a commitment to recruiting local labour pursuant to
policies SP1, EC1 and DM1 of the Manchester Core Strategy (2012).

20) 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.

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.

21) When the development commences, the development shall be carried out in accordance
with the previously agreed Remediation Strategy and 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.

22) No externally mounted telecommunications equipment shall be mounted on any part of the
buildings hereby approved, including the roofs.

Reason - In the interest of visual amenity, pursuant to policy DM1 of the Core Strategy.

23) The development hereby approved shall be implemented in full accordance with the
measures as set out within the Environmental Standards Statement, received by the City
Council as local planning authority on 17 January 2021.

Within 3 months of the completion of the construction of the authorised development a
verification statement shall be submitted to and approved in writing, by the City Council as local
planning authority, confirming the incorporation of the specified measures at each phase of the
construction of the development, including dated photographic documentary evidence of the
implementation and completion of required works.

Reason - In order to minimise the environmental impact of the development pursuant to policies
SP1, T1-T3, EN4-EN7 and DM1 of the Core Strategy for the City of Manchester and the
principles contained within The Guide to Development in Manchester SPD (2007) and the
National Planning Policy Framework.

24) Prior to the commencement of the development, a scheme for the provision of affordable
housing as part of the development shall be submitted for approval in writing by the City
Council, as Local Planning Authority.

The scheme shall include:

i. the numbers, type, tenure (such tenures being consistent with the definition of affordable
housing in Annex 2 of the NPPF or any definition of affordable housing that replaces it) and
location on the site of the affordable housing provision to be made which shall consist of a
minimum 20% of the dwelling houses;

ii. confirmation that the affordable dwellings will be made available on affordable housing terms
for both first and subsequent occupiers of the affordable housing dwellings (subject to such
exclusions and exemptions as may be approved by the City Council);and

iii. the eligibility criteria to be used for determining who may occupy the affordable housing
dwellings (which shall not be required to include any local connection criteria in the case of
shared ownership housing).

iv. The approved affordable housing scheme shall be implemented as part of the development
and thereafter observed in perpetuity subject to the exclusions and exemptions set out in the
approved affordable housing scheme.

Reason - In order to provide affordable housing at the site in accordance with policy H8 of the
Manchester Core Strategy (2012) and the National Planning Policy Framework.

25) Prior to occupation of the development hereby approved the windows to the east elevation
facing Thornbridge Elevation across the curved facade shall be obscurely 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 DML1 of the Core
Strategy.

26) Prior to first occupation of any of the apartments hereby approved balconies fronting Cross
Road shall be fitted with obscured screens to the Cross Road frontage. Full details of the
screens including the design and level of obscurity shall first be agreed in writing with the Local
Planning Authority. The screens shall be retained at all times thereatfter.

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.

Appendix 1 — List of consultees & neighbours notified

List of addresses notified on Uniform

Appendix 2 — Planning constraints

Article 4 Direction - Removal of PD Rights Change Of Use From Class C3 To Class C4
Aircraft Safeguarding Zone - Aircraft Safeguarding Zone - All Exceeding 90M
Susceptible to Surf Water Flood (Less) -

Susceptible to Surf Water Flood (Middle) -

Area Team Boundary - Name: SOUTH AREA



