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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
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Town & Country Planning Act 1990 (as amended)

Planning Permission

Applicant Agent (if used)
Mr Richard King
Jigsaw Homes North
249 Cavendish Street
Ashton-under-Lyne
OL6 7AT

Mr Kevin Ma
TADW Architects
6 St Petersgate
Stockport
SK1 1HD

Part 1 – Particulars of the application/development
Proposal: Erection of 6 x 2 storey dwellinghouses and 3 storey building to form 31 
apartments (Class C3) together with parking, access road, landscaping and boundary 
treatment

Location: Land Between 121-131 Levenshulme Road, Manchester, M18 7NF

Date of application: 4 November 2022

Application number: 135270/FO/2022

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

 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:

B958 100 rev.P1 Site Location plan
221310 03 rev. P3 Proposed Floor Plans (Houses) Sheet 1 of 2
221310 04 rev. P3 Proposed Floor Plans (Houses) Sheet 2 of 2
221310 05 rev.P4 Proposed Floor Plans (Apartments) Sheet 1 of 2
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221310 06 rev. P4 Proposed Floor Plans (Apartments) Sheet 2 of 2
221310 07 rev.P4 Proposed Elevations (Houses) and Streetscene Elevation
221310 08 rev. P4 Proposed Elevations (Apartments)
Design and Access Statement dated  October 2022
Topographical Survey ref: WCG 22-1743-T-1:1
Crime Impact Statement Version A 8th October 2022 ref: 2022/0486/CIS/01
Noise and Vibration Impact Assessment ref: C10764/NIA/1.0 
Phase 1 Preliminary Risk Assessment and Remediation Strategy  ref: LKC 22 1031 
dated 16th September 2022
Drainage Strategy ref: ELL-22037-WH-L-1000
Flood Risk Assessment  rev.F1 
Transport Statement dated October 2022 ref: AM/220507/TS/01 rev.01 
Arboricultural Report ref: PM/FULL/14/09/22
Utility Search Report dated March 2022
Preliminary Ecological Appraisal Dated April 2022 Issue 1.0
Energy Statement issue A dated 14.10.2022

Received 24th October 2022.

Waste Management Proforma received 4th November 2022.

Affordable  Housing Statement rev.A  received 7th December 2022;
Reptile Survey Report dated November 2022 received 19th December 2022;
Biodiversity Metric 3.1 Post Intervention 123 Levenshulme Road v1.2  and Biodiversity 
Net Gain Assessment dated January 2023 received 10th January 2023;

Email from agent confirming the incorporation of a litter guard /plinth below the railing 
type boundary treatments 'E' and 'F' received 25th January 2023 ( including drawn 
image).

Email from agent dated 31.01.2023, confirming the provision of electric vehicle charging 
points in accordance with Part S of the Building Regulations ( 2022 update)

Landscape Proposal ref: 6990.01 rev.B and  Proposed site plan  ref: 02 rev. P21 
received 7th February 2023;

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) 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
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displayed in a publicly accessible location;
o For large schemes 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. 

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 commencement of any above ground works,  full detailed designs (including 
specifications, and any TRO's) of all off site highways works, shall be submitted to  and 
approved in writing by the City Council as local planning authority. 
The development shall be implemented in accordance with the approved details, prior to 
the first residential unit 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 for the development shall be 
surfaced, demarcated and made available for use prior to the new dwellings hereby 
approved being occupied.  The car parking shall then be available at all times whilst the 
dwellings are 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) The development shall be implemented in accordance  with the cycle storage 
arrangements on  Proposed site plan  ref: 02 rev. P21 received 7th February 2023( 
subject to the secure external cycle store containers to the rear gardens of the 
dwellinghouses being securely affixed to the ground) , and the cycle storage facilities  
shall be completed prior to the proposed residential accommodation being brought into 
use.  

Reason - To ensure that adequate provision is made for bicycle parking so that persons 
occupying or visiting the development have a range of options in relation to mode of 
transport in order to comply with Policies SP1, T1, T2, EN6 and DM1 of the Manchester 
Core Strategy (2012) and the guidance provided within the National Planning Policy 
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Framework and the Guide to Development in Manchester Supplementary Planning 
Document and Planning Guidance.

 8) Before the development  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 each phase of 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 that phase of 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).

 9) Prior to the occupation of the  development, finalised details of the location and the 
specification of electric vehicle charging points at both the parking spaces to serve the 
apartments and houses approved within the development,  shall be submitted to and 
approved by the local planning authority. The development shall be implemented in 
accordance with the approved details, and all the agreed works shall be completed prior 
to the proposed accommodation  being occupied, and thereafter managed and 
maintained in accordance with the approved details.

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).

10) a) 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 
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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 Manchester Core Strategy 
(2012).

11) a) Before the commencement of any above ground works , a scheme for 
acoustically insulating the proposed residential accommodation against noise from the 
railway line situated to the east of the site 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 such as retail shops on Levenshulme Road. 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.  

Due to the proximity of the development to the railway line it will be necessary for 
vibration criteria to apply which can be found in BS 6472: 2008 "Guide to evaluation of 
human exposure to vibration in buildings". Groundborne noise/re-radiated noise shall 
also be factored into the assessment and design. 

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 report shall be detailed along with any measures required 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 
Manchester Core Strategy (2012), and saved UDP policy DC26.
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12) a) The storage and disposal of refuse for the proposed apartments shall be 
implemented in accordance with the waste management proforma and in the locations 
on plan ref: Proposed site plan  ref: 02 rev. P21 received 7th February 2023,  and shall 
remain in situ whilst the use or development is in operation. 

b) The finalised location of the storage of refuse for the proposed dwellinghouses
shall be submitted to and approved in writing by the City Council as local planning 
authority.  

c) The details of the approved scheme for the dwellinghouses 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 and 
DM1 of the Manchester Core Strategy (2012).

13) The development shall only be carried out in accordance with sections 3.3 in the 
Crime Impact Statement Version A  8th October 2022 ref: 2022/0486/CIS/01. 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 for that the development.

Reason - To reduce the risk of crime pursuant to policies SP1 and DM1 of the 
Manchester Core Strategy (2012) and to reflect the guidance contained in the National 
Planning Policy Framework.

14) Prior to the commencement of development a method statement and risk 
assessment
relating to methods of working and any potential impact on existing operational railway
infrastructure adjacent to the site shall be submitted to and approved in writing by the 
City
Council as local planning authority . The development shall be implemented in
accordance with the approved method statement and risk assessment.

Reason - To ensure that the construction and subsequent maintenance of the proposal
can be carried out without adversely affecting the safety, operational needs or integrity 
of
the railway, pursuant to polices SP1 and DM1 of the Manchester Core Strategy (2012).

15) Prior to occupation of the site , and notwithstanding the boundary treatment 
annotation on plan ref: Proposed site plan  ref: 02 rev. P21 received 7th February 2023, 
detailed designs of measures to prevent access to the adjacent  railway cutting  to the 
rear of the apartment block and associated curtilage,  shall be submitted to and 
approved in writing by the City Council as local planning authority . The development 
shall be implemented in accordance with the approved scheme before occupation of the 
apartments hereby approved.

Reason - To ensure the safety of future occupiers and to protect the adjacent railway 
from unauthorised access,  pursuant to polices SP1 and DM1 of the Manchester Core 
Strategy (2012).

16) Prior to the commencement  of any above ground works, a method statement giving 
details of any scaffolding works within 10m of the boundary with the railway , together 
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with measures to be taken to prevent construction materials from the development 
reaching the railway (including protective fencing ) shall be submitted to and approved 
in writing by the City Council as local planning authority. The approved measures ( 
including any protective fencing ) to prevent any construction materials from the 
development reaching the railway line shall be implemented in full before development 
commences.

Reason - In the interests of railway safety, pursuant to SP1 and DM1 of the Manchester
Core Strategy (2012) .

17) Prior to any vibro-impact works on site, a risk assessment and method statement 
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 approved details.

Reason - To prevent any piling works and vibration from de-stabilising or impacting the
railway, pursuant to SP1 and DM1 of the Manchester Core Strategy (2012).

18) With the exception of site clearance and enabling works, prior to the 
commencement of the development details of the disposal of both surface water and 
foul water drainage directed away from the railway shall be submitted to, and approved 
in writing by the Local Planning Authority. The development shall be implemented in 
accordance with the approved details.

Reason - To protect the adjacent railway from the risk of flooding and pollution, 
pursuant to
policies EN14, T1 , and DM1 of the Manchester Core Strategy (2012).

19) With the exception of site clearance and enabling works, prior to the 
commencement of the development full details of ground levels, earthworks and 
excavations to be carried out near to the railway boundary shall be submitted to and 
approved in writing by the Local Planning Authority. The development shall be 
implemented in accordance with the approved details.

Reason - To prevent any of ground levels, earthworks and excavations piling from 
destabilising
or impacting the railway, pursuant to SP1 and DM1 of the Manchester Core
Strategy (2012).

20) Prior to any above ground works within 10m of the northern site boundary, details of 
appropriate vehicle safety protection measures along the boundary with the railway 
shall be submitted to and approved in writing by the City Council as Local Planning 
Authority.
The development shall be implemented in accordance with the approved scheme.

Reason- To prevent the design and layout of the road and parking spaces from 
impacting
the adjacent operational railway with accidental vehicle incursion, pursuant to policies 
T1
and DM1 of the Manchester Core Strategy for Manchester (2012).

21) Prior to any earthworks, vegetation clearance or site clearance, a reasonable 
avoidance
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measures method statement for mammals, for both the site clearance
and the construction phase of development shall be submitted to and approved in 
writing
by the City Council as local planning authority .The development shall be implemented 
in
accordance with the approved avoidance measures.

Reason - To ensure the protection of wildlife habitats in the locality, pursuant to policy
EN15 of the Manchester Core Strategy (2012) and National Planning Policy Framework.

22) With the exception of site clearance and enabling works , no development shall take 
place until surface water drainage works have  been implemented in accordance with 
Non-Statutory Technical Standards for  Sustainable Drainage Systems (March 2015) or 
any subsequent replacements national  standards and details that have been submitted 
to and approved in writing by the Local  Planning Authority.

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).

23) No development hereby permitted shall be occupied until details of the 
implementation, maintenance and management of the sustainable drainage scheme 
and the culverted ordinary watercourses 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:

 Verification report providing photographic evidence of construction as per design 
drawings,;

 As built construction drawings if different from 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.

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).

24) Prior to the commencement of the development (excluding demolition works), a 
scheme for the provision of affordable housing on the site shall be submitted for 
approval in writing by the City Council, as Local Planning Authority. The scheme shall 
comprise:

i. the type and 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) 
which shall consist of 100% 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 
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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 and to deliver an identified 
housing need in accordance with policies H4 and H8 of the Manchester Core Strategy 
(2012) and the National Planning Policy Framework.

25) Prior to the occupation of the  development, details of the strategy for all external 
lighting, including lighting on the buildings, within the building's curtilage, and lighting 
units within the public realm works, shall be submitted to, and approved in writing by, 
the City Council as local planning authority. The development shall be implemented in 
accordance with the approved details.

Reason - To ensure adequate lighting within the development and to ensure full 
accessibility within the public realm works, and would not adversely impact on protected 
species pursuant to policies SP1 and policy DM1 of the Manchester Core Strategy 
(2012).

26) If , when the lighting units are illuminated, they cause glare or light spillage which is 
in the opinion of the City Council as Local Planning Authority  to the detriment of 
adjoining and nearby residential properties, such measures as the Council as Local 
Planning Authority  confirm in writing that they consider necessary including baffles 
and/or cut-offs shall be installed on the units and adjustments shall be made to the 
angle of the lighting units and the direction of illumination, which shall thereafter be 
retained in accordance with details which have received the prior written approval of the 
Local Planning Authority.

Reason - In order to minimise the impact of the illumination of the lights on the 
occupiers of existing and proposed nearby residential accommodation, pursuant to 
policies SP1 and policy DM1 of the Manchester Core Strategy (2012).

27) No removal of or works to any trees or shrubs or works to or demolition of buildings 
or structures that may be used by breeding birds shall take place during the main bird 
breeding season 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 provide protection to nesting birds, pursuant to Policy EN15 of the 
Manchester Core Strategy (2012).
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28) Prior to any above ground works in  the development hereby approved, a scheme 
for delivering biodiversity enhancement at the site  ( including the provision of bird 
boxes/sparrow terraces and bat boxes/bricks) , shall be submitted to and approved in 
writing by the City Council as the local planning authority.  The biodiversity 
enhancement measures shall be implemented in accordance with the approved 
scheme, prior to the occupation of the buildings, and  retained at all times thereafter

Reason - To ensure that landscape and ecology management is adequately in place 
and to ensure the longevity of new planting in different areas of the site and to comply 
with policy EN15 of the Manchester Core Strategy (2012).

29) The landscaping scheme shall be implemented in accordance with Landscape 
Proposal ref: 6990.01 rev.B received  7th February 2023 .The approved 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 that phase of development, another tree or shrub of the same 
species and size as that originally planted shall be planted at the same place within that 
phase of 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).

30) In this condition "retained tree" means an existing tree, shrub or hedge which is to 
be as shown as retained on the approved plans specified in condition no.2 and 
particulars; and paragraphs (a) and (b) below shall have effect until the expiration of 5 
years from the date of the occupation of the building 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 
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).
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31) a) The development hereby approved shall be carried out in accordance with the 
document titled ' Energy Statement issue A dated 14.10.2022.

b) A post construction review certificate/statement shall be submitted for approval for 
the development, within a timescale that has been previously agreed in writing for the 
development , to the City Council as Local Planning Authority.

Reason - In order to minimise the environmental impact of the development pursuant to 
policies SP1, T1-T3, EN4-EN7 and DM1 of the Manchester Core Strategy (2012) and 
the principles contained within The Guide to Development in Manchester SPD (2007) 
and the National Planning Policy Framework.

32) Notwithstanding the provisions of the Town and Country Planning (General 
Permitted Development) (England) Order 2015 (or any order revoking and re-enacting 
that Order with or without modification) no part of the residential development 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  Class C3(a). For 
the avoidance of doubt, this does not preclude two unrelated people (who are not part of 
a single household or otherwise) sharing a property.

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 Manchester Core Strategy (2012) and the guidance contained within the 
National Planning Policy Framework.

33) Notwithstanding the provisions of the Town and Country Planning (General 
Permitted Development) (England) Order 2015 (or any order revoking and re-enacting 
that Order with or without modification) the apartments hereby approved shall be used 
only as private dwellings (which description shall not include serviced apartments/apart 
hotels or similar uses where sleeping accommodation (with or without other services) is 
provided by way of trade for money or money's worth and occupied by the same person 
for less than ninety consecutive nights) and for no other purpose (including any other 
purpose in Class C3(a) 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 Class C3(a). For the avoidance of doubt, this does not 
preclude two unrelated people (who are not part of a single household or otherwise) 
sharing a property.

Reason - To safeguard the amenities of the neighbourhood by ensuring that other uses 
which could cause a loss of amenity such as serviced apartments/apart hotels do not 
commence without prior approval; 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 
Manchester Core Strategy (2012) and the guidance contained within the National 
Planning Policy Framework.
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34) 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, porches, roof alterations or 
outbuildings shall be erected onto the dwellinghouses within the development hereby 
approved other than those expressly authorised by this permission. 

Reason - To safeguard the amenities of the occupiers of nearby residential 
accommodation, pursuant to policies SP1 and DM1 of the Manchester Core Strategy 
(2012).

35) 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 windows shall be inserted into the elevations of the 
dwellinghouses hereby approved other than those shown on the approved drawings 
specified  in condition 2.  

Reason - In the interests of residential amenity pursuant to policy SP1 and DM1 of the 
Manchester Core Strategy (2012).

36) Notwithstanding the Town and Country Planning (General Permitted Development) 
Order 2015 as amended by the Town and Country Planning (Permitted Development 
and Miscellaneous Amendments) (England) (Coronavirus) Regulations 2020 or any 
legislation amending or replacing the same, no further development in the form of 
upward extensions to the buildings shall be undertaken save where it is  authorised by 
the granting of planning permission. 

Reason - In the interests of protecting residential amenity and visual amenity of the area 
in which the development in located pursuant to policies DM1 and SP1 of the 
Manchester Core Strategy (2012).

37) a) The boundary treatment shall be implemented in accordance with the identified 
locations  on  the Proposed site plan  ref: 02 rev. P21 and Email from agent confirming 
the incorporation of a litter guard /plinth below the railing type boundary treatments 'E' 
and 'F' received 25th January 2023 ( including drawn image), ( notwithstanding the 
treatment to the boundary treatment to the adjacent  railway cutting  to the rear of the 
apartment block and associated curtilage). 
b) Finalised elevational designs of all  boundary treatments annotated on the Proposed 
site plan  ref: 02 rev. P21 shall be submitted to and approved in writing by the City 
Council as local planning authority, prior to above ground works.  

The  approved scheme shall be implemented in full before the dwellings are first 
occupied and retained as such 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 in order to comply with Policies SP1, EN1 and DM1 of 
the Manchester Core Strategy (2012), and the guidance provided within the Guide to 
Development in Manchester Supplementary Planning Document and Planning 
Guidance.

38) Before occupation  of the dwellinghouses location on plots nos. 3,4,5 and 6 , the 
acoustic fencing as detailed on Proposed site plan  ref: 02 rev. P21 received 7th 
February 2023 shall be implemented.
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Reason- To secure a reduction in noise from the adjacent  rail line in order to protect 
future residents from noise disturbance, pursuant to policies SP1 and DM1 of the 
Manchester Core Strategy (2012), and saved UDP policy DC26.

39) With the exception of site clearance and enabling works, prior to the development 
hereby approved commencing on site, a method statement giving details of specific 
above ground  measures to be taken to prevent any pollution of the water course in the 
south eastern section of the site , shall be submitted to and approved in writing by the 
City Council as local planning authority. Any excavated materials stored in temporary 
stockpiles should be located away from the water course to prevent contaminated water 
run-off and the amount of exposed ground and stockpiles minimised. The specific 
measures to prevent any pollution of the water course  during the construction period, 
hereby approved shall be implemented in full before the development commences. 

Reason - To ensure the protection of  water quality and wildlife habitats in the locality , 
pursuant to policy EN15 and EN17 of the Manchester Core Strategy (2012).

40) Notwithstanding the landscaping information submitted, a detailed maintenance 
programme for shared gardens and communal landscaped areas shall be submitted to 
in writing and approved by the local planning authority.  Maintenance shall then be 
carried out in accordance with the approved programme.

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).
 

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

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 

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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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 Coal Authority in Appendix A.

Hedgehogs RAMS  

Measures  should include: o limiting working hours to the daylight, o carrying out 
morning checks for the presence of hedgehogs and other small animals, o provisioning 
low angle sloping boards of approximately 300 mm wide to be placed within any 
excavations at the end of each working day, to facilitate a means of escape for 
mammals such as hedgehogs, o backfilling excavations at the end of the working day, if 
possible, o not leaving any bulky equipment / general construction aggregates around 
the development area, instead leave them on bare ground away from the risk zone.

Date: 27 February 2023

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. 
 
Appendix A

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


135270/FO/2022 Page 17 of 17

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 Coal Authority on 0345 762 6848.

Further information is also available on the Coal Authority website at:
www.gov.uk/government/organisations/the-coal-authority 

Standing Advice valid from 1st January 2023 until 31st December 2024

 

http://www.gov.uk/government/organisations/the-coal-authority

