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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)
Mosscare St Vincents Housing Group 
Limited
C/o Agent

Mr Peter Tooher
Nexus Planning
One Express
1 George Leigh Street
Manchester
M4 5DL

Part 1 – Particulars of the application/development
Proposal: Erection of six residential blocks, following demolition of existing buildings 
and structures, to provide a total of 212 dwellings (Use Class C3) comprising: one 10-
storey building accommodating 86 apartments; four buildings of 5 to 6 storeys (including 
attic storeys) accommodating a total of 119 apartments; and 7 three-storey townhouses; 
together with ancillary communal facilities, associated access, car and cycle parking, 
refuse storage, landscaping, amenity space, signage, and other associated works

Location: Land Between Junctions Moss Lane East And Barnhill Street, Princess 
Road, Manchester, M14 4TE

Date of application: 19 August 2025

Application number: 143777/FO/2025

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

 0) Officers have worked with the applicant in a positive and proactive manner based on 
seeking solutions to problems arising in relation to dealing with the application, and the 
application has been determined in accordance with the policies within the Development 
Plan.

 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.
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 2) The development hereby approved shall be carried out in accordance with the 
following drawings and documents:
Planning Statement August 2025 Nexus Planning
Cover Letter 19th August 2025 Nexus Planning
Application Forms and Certificates 29th July 2025 Nexus Planning
Affordable Housing Statement 26th July 2025 MSV
Air Quality Assessment 6780-3r2, 18th July 2025 Redmore Environmental
Arboricultural Impact Assessment 3rd July 2025 Urban Green
Archaeological Desk-based Assessment 28th July 2023 Salford Archaeology
Bat Survey Report October 2023 Urban Green
Biodiversity Net Gain Design Stage Assessment Rev 02, 21st July 2025 Urban Green
Biodiversity Net Gain Metric/Calculator Rev 02, 17th July 2025 Urban Green
Blue and Green Infrastructure Statement Rev 02, 24th July 2025 SGI
Broadband Connectivity Assessment Rev 1.0, 30th June 2025 GTech Surveys Limited
Construction Management Plan (Construction Phase Plan) Rev B, 22nd July 2025 CCL
Crime Impact Statement Rev B, 17th July 2025 Design for Security
Daylight & Sunlight Assessment Rev 01, 4th July 2025 GIA
Demolition Method Statement and Management Plan Rev 1, 14th June 2025 PERSES 
Limited
Design & Access Statement Rev 09, July 2025 MCAU
Energy Statement Rev E, 1st August 2025 TWC
External Lighting / EV Charging Point Planning 
Support Report P04, 23rd July 2025 CWC
Fire Statement R03, 23rd July 2025 OFR
Fire Strategy R02, 23rd July 2025 OFR
Flood Risk Assessment & Drainage Statement Rev B, 22nd July 2025 SGI
Heritage Statement (within Design & Access Statement) Rev 08, July 2025 MCAU
Landscape Concepts & Design Strategy 14th July 2025 DEP Landscape Architecture 
Ltd.
Noise Impact Assessment 25th July 2025 Azymuth Acoustics
Odour Assessment 8th July 2025 Redmore Environmental
Operational, Management and Access Plan July 2025 MSV
Phase I Geoenvironmental Site Assessment Rev 4, 23rd July 2025 E3P
Preliminary Ecological Assessment & Bat Roost Assessment 14th July 2025 Urban 
Green
Proposed Bin / Cycle Storage (within Design & Access Statement) Rev 08, July 2025 
MCAU
Statement of Community Involvement July 2025 MCAU
Storm Sewer Design - All Storms 26th June 2025 SGI
Storm Sewer Design - Critical Storms 26th June 2025 SGI
Sun Path Study (within Design & Access Statement) Rev 08, July 2025 MCAU
Topographical Land Survey 100523JC-01, 10th May 2023 Chris Partington Land 
Surveyors
Transport Assessment and Framework Travel Plan Rev 3, 23rd July 2025 Eddisons
Television and Radio Reception Impact Assessment Rev 1.0, 30th June 2025 GTech 
Surveys Limited
Waste Management Strategy (within Design & Access Statement) Rev 08, July 2025 
MCAU
Wind Microclimate Assessment Report July 2025 GIA
Site Location Plan 02-00 P4 MCAU
Existing Site Plan 02-00 P4 MCAU
Demolition Site Layouts 02-12 P1 MCAU
Proposed Site Plan with dims 02-01 P2 MCAU
Proposed Wider Context Site Plan 02-11 P2 MCAU
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Proposed Ground Floor Plan 03-00 P24 MCAU
Proposed First Floor Plan 03-01 P24 MCAU
Proposed Second Floor Plan 03-02 P24 MCAU
Proposed Third Floor Plan 03-03 P24 MCAU
Proposed Fourth Floor Plan 03-04 P24 MCAU
Proposed Fifth Floor Plan 03-05 P24 MCAU
Proposed Sixth Floor Plan 03-06 P24 MCAU
Proposed Seventh Floor Plan 03-07 P24 MCAU
Proposed Eighth Floor Plan 03-08 P24 MCAU
Proposed Ninth Floor Plan 03-09 P24 MCAU
Proposed Roof Plan 03-10 P24 MCAU
Proposed Ground Floor Plan Block A 03-00-BLKA P12 MCAU
Proposed Ground Floor Plan Blocks D&E 03-00-BLKDE P10 MCAU
Proposed Floor Plans Block F Houses 03-00-BLKF P10 MCAU
Proposed Typical Floor Plan Block A 03-01-BLKA P10 MCAU
Proposed Typical Floor Plan Block B 03-01-BLKB P10 MCAU
Proposed Typical Floor Plan Block C 03-01-BLKC P10 MCAU
Proposed Typical Floor Plan Block DE 03-01-BLKDE P10 MCAU
Proposed Sixth Floor Plan Block A 03-03-BLKA P10 MCAU
Proposed Fifth Floor Plan Block B [Attic] 03-03-BLKB P10 MCAU
Proposed Fifth Floor Plan Block C [Attic] 03-03-BLKC P10 MCAU
Proposed Fourth/Fifth Floor Plan Block DE [Attic] 03-03-BLKDE P10 MCAU
Proposed Site Long Sectional Elevation 04-00 P17 MCAU
Proposed Site Sections 04-01 P12 MCAU
Proposed Block B Section B-04-01 P12 MCAU
Proposed Block C Section C-04-02 P13 MCAU
Proposed Block D Section D-04-03 P12 MCAU
Proposed Block B Recess Section towards A B-04-04 P1 MCAU
Proposed Block B Recess Section towards B B-04-05 P1 MCAU
Proposed Block D Recess Section towards C D-04-06 P1 MCAU
Proposed Block D Recess Section towards D D-04-07 P1 MCAU
Proposed Blocks ABCD Princess Road ABCD-05-00 P13 MCAU
Proposed Barnhill Street Long Elevation ABCD-05-01 P14 MCAU
Proposed Blocks A&B Princess Road AB-05-01 P13 MCAU
Proposed Blocks A&B Barnhill Street AB-05-03 P13 MCAU
Proposed Block A South Elevation A-05-02 P15 MCAU
Proposed Block A Moss Lane East A-05-05 P17 MCAU
Proposed Block B Side Elevation B-05-08 P12 MCAU
Proposed Block C Side Elevation C-05-07 P13 MCAU
Proposed Blocks C&D Princess Road CD-05-06 P13 MCAU
Proposed Blocks D&E Raby Street DE-05-11 P12 MCAU
Proposed Block E North Elevation E-05-10 P14 MCAU
Proposed Block E Ginnel Elevation E-05-12 P5 MCAU
Proposed Blocks E&F Barnhill Street Elevation E-05-13 P1 MCAU
Proposed Block F Townhouse Elevations F-05-01 P16 MCAU
Proposed Block Material Options 05-100 P13 MCAU
Proposed Block A - Section Details A-21-01 P6 MCAU
Proposed Blocks BCD - Section Details BCD-21-02 P4 MCAU
Proposed Blocks BCDE - Soffit Details 1 BCDE-21-03 P1 MCAU
Proposed Blocks BCDE- Soffit Details 2 BCDE-21-04 P1 MCAU
Proposed Balcony Design 21-05 P1 MCAU
Proposed Boundary Details 21-06 P1 MCAU
Landscape Masterplan - Ground Floor 5242-04 Rev D DEP Landscape Architecture Ltd.
Landscape Masterplan - Terraces 5242-05 Rev B DEP Landscape Architecture Ltd.
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Received by the City Council dated 19.08.2025
Bat Emergence and Re-Entry Surveys ArbTech
Bat Mitigation Strategy ArbTech
Received by the City Council dated 23.10.2025
Highways Technical Note Eddisons
Appendices to Daylight/Sunlight Report GIA 
Received by the City Council dated 10.11.2025

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) Notwithstanding the details submitted with the application, prior to the 
commencement of above ground development in any phase, a programme and phasing 
plan for the issue of samples and specifications of all material to be used on all external 
elevations and hard landscaping in any phase of the development shall be submitted for 
approval in writing by the City Council, as Local Planning Authority. 
Samples and specifications of all materials to be used on all external elevations and 
hard landscaping of the development shall then be submitted and approved in writing by 
the City Council as local planning authority in accordance with the programme and 
phasing as agreed above, unless superseded by a subsequent programme and phasing 
plan approved in writing by the City Council as local planning authority.
Thereafter 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, EN3, and DM1 of the Core 
Strategy.

 4) Prior to occupation details of security measures shall be submitted to the local 
planning authority and agreed in writing by the local planning authority. The 
development 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) a. The development hereby approved shall be implemented in full accordance with 
the measures as set out within the Energy Statement Rev E prepared by TWC 
Consulting), received by the City Council as local planning authority on 19 August2025.
b. 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. 
c. Any non-conformity from the approved scheme shall be clearly set out along with 
measures required to ensure compliance with the agreed details.

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.
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 6) The development hereby approved shall be implemented in full accordance with the 
measures as set out within the Air Quality Assessment prepared by Redmore 
environmental (reference 6780 3r2), received by the City Council as local planning 
authority on 19 August 2025.
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.

 7) The development hereby approved shall be implemented in full accordance with the 
information set out within the Odour Assessment prepared by Redmore environmental 
(reference 6780-2r1), received by the City Council as local planning authority on 19 
August 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.

 8) Prior to the commencement of the development hereby approved, other than 
enabling works, a surface water drainage scheme in accordance with Non-Statutory 
Technical Standards for Sustainable Drainage Systems (March 2015) or any 
subsequent replacement national standards, shall be submitted for approval in writing 
by the City Council, as Local Planning Authority. This shall include:
o Where surface water is connected to the public sewer, agreement in principle from 
United Utilities is required that there is adequate spare capacity in the existing system 
taking future development requirements into account. An email of acceptance of 
proposed flows and/or new connection will suffice.
o Details of surface water attenuation to align with the Manchester, Trafford and Salford 
Strategic Flood Risk Assessment. For brownfield sites a minimum of 50% betterment is 
required for reduction in runoff rate compared to the existing rates with the aim of 
reducing to the Greenfield runoff rates. 
o A finalised drainage layout showing all components, outfalls, levels and connectivity. 
o Hydraulic calculations of the proposed drainage system, including all design 
parameters. Calculations must Include Critical Storm Events for the 1 in 2, 1 in 30 and 1 
in 100 + 45% Climate Change. Results must demonstrate no surcharge for the 1 in 2, 
no flooding in the 1 in 30 and no flooding of buildings for the 1 in 100 + 45% Climate 
Change. 
o A plan indicating surface water overland flow routes for extreme events to ensure 
flows are diverted away from existing and proposed buildings (including basements). 
o Construction details of flow control and SuDS elements. 
o 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). 
The development shall be constructed and completed in accordance with the approved 
details prior to the first occupation/use of the development. 
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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.

 9) Prior to the first occupation/use of the development hereby approved details of the 
implementation, maintenance and management of the surface water drainage scheme, 
as approved by Condition 7, shall be submitted for approval in writing by the City 
Council, as Local Planning Authority. Those details shall include:
o Verification report providing photographic evidence of constructed flow control and 
SuDS components as per design drawings approved as part of Condition 7.
o Provide As Built construction drawings OR confirm that they align with the original 
design construction drawings.
o 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. 
The scheme shall be implemented and thereafter managed and maintained in 
accordance with the approved details.

Reason: To manage flooding and pollution and to ensure that a managing body is in 
place for the sustainable drainage system and there is funding and maintenance 
mechanism for the lifetime of the development pursuant to Policy DM1 in the Core 
Strategy Development Plan Document and the policies and guidance within the NPPF 
and NPPG.

10) Prior to first occupation of any phase of the development the cycle parking for that 
phase shall be implemented in full and made available for use. The approved scheme 
shall remain available for use whilst the development is occupied.

Reason - To ensure there is adequate bicycle parking provision, pursuant to policies 
DM1, T1 and SP1 of the Manchester Core Strategy.

11) The car parking, servicing and other vehicular access arrangements shown on the 
approved plans to serve the development hereby permitted shall be laid out and made 
fully available for use prior to the development being first brought into use and 
shall be retained thereafter for their intended purpose.

Reason - In the interest of highway safety and the free flow of traffic and in accordance 
with DM1, T2 and SP1 of the Manchester Core Strategy and the National Planning 
Policy Framework.

12) Prior to occupation further details of the provision of electric vehicle charging points 
shall be submitted in writing for the approval of the local planning authority. 
These charging facilities shall thereafter be retained for the use of the dwellings.

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

13) 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 but is not restricted to the following: 
- Reinstatement of footway at existing gated access on Raby Street 
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- H-Bars across the proposed driveway points on Barnhill Street 
- Footways bounding the site to be resurfaced
- TROs to be installed across the site access points 
- Dropped kerbs and tactile paving at Barnhill Street / Raby Street junction
- Exploration of improved crossing facilities on the (eastern) Moss Lane East arm of the 
Princess Road junction: and
- Implementation of tactile paving (and dropped-kerbs where necessary) across the 
Moss Lane East/Princess Road signalised junction.
The development shall not be occupied until all the necessary off-site highway works 
have an agreed timescale for implementation.

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).

14) Within three months of the first use of the development, a revised Travel Plan which 
is consistent with the Framework Travel Plan submitted as part of the application and 
which takes into account the information about travel patterns gathered following the 
opening of the development and sets out further details of the Car Club space to be 
accommodated 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 to the building, 
pursuant to policies SP1, T2 and DM1 of the Core Strategy and the Guide to 
Development in Manchester SPD (2007).

15) Prior to the first occupation of the development hereby approved a management 
plan for the car parking within and associated with the development shall be submitted 
to and approved in writing by the City Council as local planning authority. 
The plan shall include the following: 
1) Measures to discourage car use and on-street car parking in the area associated with 
the development; 
2) Identification of the measures to monitor and review the effectiveness of the Car 
Parking Management Plan whilst the development is in use; 
3) Mechanisms for the implementation of the identified measures in 1) and 2) above; 

Within 12 months of the first use of the development, a revised Car Parking 
Management Plan that takes into account the information pursuant to item (2) above 
shall be submitted to and approved in writing by the City Council as local planning 
authority.
The development shall be subsequently carried out in accordance with the agreed Plan. 
Reason - In the interests of pedestrian and highway safety pursuant to policy DM1 of 
the Core Strategy.

16) Prior to the first occupation of the development hereby approved, a detailed 
servicing strategy (including details of deliveries) shall be submitted for approval in 
writing by the City Council, as Local Planning Authority. The approved strategy shall be 
implemented and be in place prior to the first occupation of the development hereby 
approved and thereafter retained and maintained in operation.
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Reason - To ensure appropriate servicing arrangements are put in place for the 
development in the interest of highway and pedestrian safety pursuant to policy SP1 
and DM1 of the Manchester Core Strategy (2012).

17) Notwithstanding the submitted Demolition Management Plan, prior to the 
commencement of demolition, a detailed demolition management plan outlining working 
practices during demolition shall be submitted to and approved in writing by the City 
Council as local planning authority which for the avoidance of doubt shall include:
*Display of an emergency contact number; 
*Details of Wheel Washing;
*Dust suppression measures;
*Compound locations where relevant;
*Location, removal and recycling of waste;
*Types and frequency of vehicular demands;
*Routing strategy and swept path analysis;
*Parking of construction vehicles and staff;
*A community consultation strategy that details how and when local businesses and any 
residents will be consulted on matters such as hours of work, noisy working, road 
closures and suspension of parking bays;
*Sheeting over of construction vehicles; and
*Details of dust control.
The demolition shall be carried out in accordance with the approved demolition 
management plan.
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 - To safeguard the amenities of nearby residents and highway safety, pursuant 
to policies SP1, EN9, EN19 and DM1 of the Manchester Core Strategy.

18) Notwithstanding the submitted Construction Management Plan, 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 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; 
o Routes for construction traffic, avoiding weight and size restrictions to reduce 
unsuitable traffic on residential roads; 
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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; 
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.

19) a. Before the development commences, other than enabling works, 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 residential amenity and to secure appropriate arrangements 
for the storage and collection of segregated waste and recycling, pursuant to policies 
SP1, EN19 and DM1 of the Core Strategy for the City of Manchester.

20) a) Prior to 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 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 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 
Local Planning Authority. The development shall then be carried out in accordance with 
the approved Site Investigation Report and/or Remediation Strategy.
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b) Prior to the first use/occupation of the development, a Completion/Verification Report 
shall be submitted to and approved in writing by the 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 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.

21) a. Before the development hereby approved is occupied external lighting shall be 
designed and installed in accordance with a scheme approved in writing by the City 
Council as local planning authority so as to control glare and overspill onto nearby 
residential properties.
b. Prior to occupation of the development a verification report shall be required to 
validate that the work undertaken throughout the development conforms to the 
recommendations and requirements in the approved light consultant's report. The report 
shall also undertake post completion testing to confirm that acceptable 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 criteria.

Reason - To safeguard the amenities of the occupiers of nearby properties as specified 
in policies SP1 and DM1 of the Core Strategy.

22) a. Notwithstanding the Noise report submitted with the application, prior to any 
above ground works a noise insulation and ventilation scheme for acoustically insulating 
the residential accommodation against any external and internal noise sources, together 
with details of the performance of any glazing, shall be submitted to and approved in 
writing by the Local Planning Authority.
The noise insulation and ventilation scheme shall take the potential for overheating into 
account. Noise survey data shall include measurements taken during a rushhour period 
and night time to determine the appropriate sound insulation measures necessary. The 
following noise criteria shall be achieved when providing adequate ventilation as defined 
by Approved Document F of the Building Regulations (whole dwelling ventilation):
- Bedrooms (night time - 23.00 - 07.00) 30 dB LAeq (individual noise events shall not 
exceed 45 dB LAmax,F by more than 15 times)
- Living Rooms (daytime - 07.00 - 23.00) 35 dB LAeq
The development shall then be carried out in accordance with the approved noise 
insulation and ventilation scheme
b. Prior to the first use/occupation of the development, a Completion/Verification Report 
shall be submitted to and approved in writing by the Local Planning Authority to validate 
that the work undertaken conforms to the recommendations and requirements of the 
approved noise insulation and ventilation scheme.
c. In the event of any non-conformity with the approved noise insulation and ventilation 
scheme, then any further measures that are required to achieve the required noise 
criteria shall be carried out. Any required measures and validation shall continue until 
conformity has been achieved and agreed in writing by the Local Planning Authority, 
prior to first use/occupation of the development.
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Reason - To secure a reduction in noise from external sources and in order to protect 
future residents from noise disturbance pursuant to policies SP1, H1 and DM1 of the 
Core Strategy (2007) and saved policy DC26 of the Unitary Development Plan for the 
City of Manchester (1995).

23) a. Notwithstanding the Noise report submitted with the application. Externally 
mounted ancillary plant, equipment and servicing shall be selected and/or acoustically 
treated in accordance with a scheme designed so as to achieve a rating level of 5dB 
(LAeq) below the typical background (LA90) level at the nearest noise sensitive 
location. Prior to commencement of the use hereby approved the scheme shall be 
submitted to and approved in writing by the City Council as local planning authority in 
order to secure a reduction in the level of noise emanating from the site. The scheme 
shall be implemented in full before the use commences or as otherwise agreed in 
writing by the City Council as local planning authority.
b. Prior to the operation of the scheme a verification report shall be submitted to and 
approved in writing by the City Council as local planning authority to validate that the 
work undertaken throughout the development conforms to the recommendations and
requirements in the approved acoustic report. The report shall also undertake post 
completion testing to confirm that the noise criteria have been met. 
c. Any instances of nonconformity with the recommendations in the report shall be 
detailed along with any measures required to ensure compliance with the agreed noise 
criteria.

Reason - To minimise the impact of the development and to prevent a general increase 
in pre-existing background noise levels around the site having regard to policies SP1 
and DM1 of the Core Strategy and saved policy DC26 of the Unitary Development Plan.

24) Deliveries, servicing and collections, including waste collections shall not take place 
outside the following hours: 07:30 to 20:00, Monday to Saturday, no deliveries/waste 
collections on Sundays/Bank Holidays.

Reason - To safeguard the amenities of the occupiers of nearby properties as specified 
in policies SP1 and DM1 of the Core Strategy.

25) No demolition works or vegetation clearance shall take place during the optimum 
period for bird nesting (1st March - 31st August inclusive) unless nesting birds have 
been shown to be absent, or, a method statement for the demolition including for the 
protection of any nesting birds is agreed in writing by the City Council, Local Planning 
Authority. Any method statement shall then be implemented for the duration of the 
demolition works.
 
Reason - In order to protect wildlife from works that may impact on their habitats 
pursuant to policy EN15 of the Manchester Core Strategy.

26) The demolition of the buildings on site is likely to cause harm to common pipistrelle 
bats as identified in the Bat Emergence and Re-Entry Surveys Report (Arb Tech, 2025) 
and Bat Mitigation Strategy (Arb Tech, 2025) , and shall not in any circumstances 
commence unless the local planning authority has been provided with either:

a) a license issued by Natural England pursuant to Regulation 55, of the Conservation 
of Habitats and Species Regulations 2017 authorising the specified 
activity/development go ahead: or
b) a statement in writing from the relevant licensing body or LPA to the effect that it 
does not consider that the specified development will require a license.
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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 Core Strategy.

27) Prior to the commencement of development (including enabling works, ground 
works and vegetation clearance), a reasonable avoidance measures method statement 
for birds, badgers, bats, common amphibians, hedgehogs and small mammals covering 
the site clearance and construction phases of the development shall be submitted to 
and approved by the local planning authority. The development shall be implemented in 
accordance with the approved measures. 

Reason - to minimise the risk of accidental harm of a European Protected Species 
(Habitats Regulations 1994), pursuant to policy EN15 of the Manchester Core Strategy 
(2012).

28) Prior to the commencement of development (including enabling works, demolition, 
ground works, vegetation clearance), an invasive non-native species protocol shall be 
submitted for approval by the City Council, as Local Planning Authority. This shall detail 
the containment, control and removal of Giant Hogweed and Japanese Knotweed at the 
site. The development shall be carried out in accordance with the approved protocol. 

Reason - In order to deal with the invasive non-native species at the application site 
pursuant to policy EN15 of the Manchester Core Strategy (2012).

29) Prior to the commencement of development, a 30-year Habitat Management and 
Monitoring Plan for the on-site biodiversity enhancements shall be submitted to and 
agreed in writing by the City Council as Local Planning Authority. The development 
shall be implemented and maintained in accordance with the agreed details and shall 
be retained thereafter.

Reason - In the interests of biodiversity net gain being achieved on site pursuant to 
policy EN15 of the Manchester Core Strategy, policies JP-G8 of Places for Everyone, 
National Planning Policy Framework (NPPF) and Schedule 7A of the Town and Country 
Planning Act 1990 (as amended).

30) The landscaping works shown on the approved plans [Landscape Masterplan - 
Ground Floor 5242-04 Rev D DEP Landscape Architecture Ltd and Landscape 
Masterplan - Terraces 5242-05 Rev B DEP Landscape Architecture Ltd] shall be carried 
out in accordance with the approved details and in accordance with any timing / phasing 
arrangements approved or within the first planting season following 
final occupation of the development hereby permitted, whichever is the sooner. 
Any trees or shrubs planted or retained in accordance with this condition which are 
removed, uprooted, destroyed, die or become severely damaged or become seriously 
diseased within 5 years of planting shall be replaced within the next planting season by 
trees or shrubs of similar size and species to those originally required to be planted.

Reason - To ensure that the site is satisfactorily landscaped having regard to its location 
and the nature of the proposed development and in accordance with policies SP1, EN9 
and DM1 of the Core Strategy and the National Planning Policy Framework.

31) Prior to first occupation of the development hereby approved and in addition to 
biodiversity net gain requirements, a scheme for the enhancement of the site for 
ecological purposes shall be submitted to and agreed in writing by the City Council as 
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Local Planning Authority. Details should include bat and bird boxes. The agreed 
scheme shall be implemented in accordance with a timescale to be agreed and retained 
and maintained thereafter.

Reason -To mitigate the loss of vegetation and to promote biodiversity, pursuant to 
policy EN15 of the Manchester Core Strategy (2012) and the National Planning Policy 
Framework (NPPF).

32) 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 and short term 
lets 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.

33) The residential use hereby approved shall be used only as private dwellings (which 
description shall not include serviced properties 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 of the Schedule to the Town and Country Planning (Use Classes) Order 1987 (as 
amended), or 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 and short term 
lets 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.

34) 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).
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35) Notwithstanding the provisions of Schedule 2, Part 1 of the Town and Country 
Planning (General Permitted Development) Order 2015 (as amended) (or any order 
revoking and re-enacting that Order with or without modification), no windows, doors or 
other openings shall be installed within the exterior of the dwellinghouses hereby 
approved, without planning permission being granted by the Local Planning 
Authority.

Reason - In the interests of residential amenity, pursuant to policies DM1 and SP1 of 
the Manchester Core Strategy.

36) Notwithstanding the provisions of Schedule 2, Part 1 of the Town and Country 
Planning (General Permitted Development) Order 2015 (as amended) (or any order 
revoking and re-enacting that Order with or without modification), no [extensions (Class 
A), roof additions (Class B), roof alterations (Class C), porches (Class D), outbuildings 
(Class E), hard surfaces (Class F), chimneys, flues, etc. (Class G), microwave antennae 
(Class H)] shall be erected to the approved dwellinghouses without planning permission 
being granted by the Local Planning Authority.

Reason - In the interests of residential amenity, pursuant to policies DM1 and SP1 of 
the Manchester Core Strategy.

37) 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.

38) Prior to occupation of each phase within the development hereby approved, details 
of the siting, scale and appearance of the air source heat pumps to the buildings hereby 
approved should be submitted to the Local Planning Authority for approval. The 
approved details shall then be implemented prior to the first occupation of the residential 
development hereby approved and thereafter retained and 
maintained in situ. 

Reason - In the interest of ensuring the air source heat pumps are installed and to 
ensure that they are appropriate in terms of visual amenity pursuant to polices SP1, 
EN1, EN6 and DM1 of the Manchester Core Strategy (2012).

39) Block C of the development hereby approved shall be occupied primarily by 
residents over 55 years of age (and their family) as set out in the submitted design and 
access statement and affordable housing statement.

Reason - To ensure that the community within which the application site is located 
remains sustainable, pursuant to policies H1 and H8 of the Core Strategy.

40) a. Prior to the commencement of the development, other than enabling works, 
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:
i) the measures proposed to recruit local people including apprenticeships
ii) 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
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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).

41) The window(s) in the north and south elevation of Block F of the development 
hereby approved 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 be retained as 
such thereafter.

Reason - In order to protect the amenity of neighbouring residents and in accordance 
with policies SP1 and DM1 of the Core Strategy.

42) Prior to the commencement of the development (excluding enabling and 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 20% of the dwellings;
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 subject to the following exclusions and exemptions:
1. The affordable housing scheme shall not be binding upon a mortgagee, chargee or 
any receiver (including an administrative receiver) appointed by such mortgagee or 
chargee or any other person appointed under any security documentation to enable 
such mortgagee or chargee to realise its security or any administrator (however 
appointed) including a housing administrator (each a receiver) of the whole or any part 
of the affordable housing or any persons or bodies deriving title through such 
mortgagee or chargee or receiver.
2. The affordable housing scheme which is the subject of this condition shall cease to 
apply (and shall be of no further effect) to any dwelling that has been acquired by an 
individual owner/purchaser and/or their mortgagee OR any dwelling in respect of 
which a statutory or voluntary right to buy or acquire has been exercised.

Reason - To contribute to the delivery of affordable housing, pursuant to policy H8 of 
the Manchester Core Strategy.

43) Notwithstanding the TV And Radio Impact Assessment received, within one month 
of the practical completion of the development, and at any other time during the 
construction of the development if requested in writing by the City Council as Local 
Planning Authority, in response to identified television signal reception problems within 
the potential impact area a study to identify such measures necessary to maintain at 
least the pre-existing level and quality of signal reception identified in the survey carried 
out above shall be submitted for approval in writing by the City Council, as Local 
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Planning Authority. The measures identified must be carried out either before each 
phase is first occupied or within one month of the study being submitted for approval in 
writing to the City Council as Local Planning 
Authority, whichever is the earlier.

Reason - To provide an indication of the area of television and radio signal reception 
likely to be affected by the development to provide a basis on which to assess the 
extent to which the development during construction and once built, will affect television 
reception and to ensure that the development at least maintains the existing level and 
quality of television signal reception - In the interest of residential 
amenity, as specified in policy DM1 of Manchester Core Strategy (2012).

44) The details of the approved Operational Management and Access Plan received by 
the City Council as local planning authority on 19 August 2025 shall be carried out in 
accordance with at all times for the lifetime of the development. 

Reason - In the interests of highway safety and residential amenity in accordance with 
saved policy DC26; of the Unitary Development Plan for the City of Manchester (1995) 
and Policies SP1 and DM1 of the Core Strategy (2012).

45) Prior to first occupation of the development the approved balconies with privacy 
screens shall be fitted with privacy screens as set out in the approved drawings at 
Condition 2. Full details of the privacy screens including the design shall first be agreed 
in writing with the Local Planning Authority. The privacy screens shall be retained at all 
times thereafter.

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.

46) Prior to the commencement of development (including demolition, site clearance 
and any earthworks or enabling works), details of the means of ensuring the water main 
infrastructure within the site boundary is protected from damage shall be submitted to 
and approved by the Local Planning Authority in writing.
The details shall include a survey of the exact location of the water main infrastructure 
and outline the potential impacts on assets from construction activities. The details must 
include measures to protect and prevent any detrimental impact to the infrastructure 
and its operation both during construction and post completion of the development to 
prevent exposing the water main(s) to undue loading, vibration or risk.   
Any mitigation measures shall be implemented in full prior to the commencement of 
development in accordance with the approved details and retained thereafter for the 
lifetime of the development.
In the event that a diversion/diversions of the infrastructure is required, the developer 
shall submit evidence to the Local Planning Authority that  prior to the commencement 
of the development a diversion and an acceptable timetable for its implementation has 
been agreed with the relevant statutory undertaker.  

Reason: In the interest of public health and to ensure protection of public water supply 
pursuant to policy SP1 of the Core Strategy for the City of Manchester.
 

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

The applicant's attention is drawn to the procedures for crane and tall equipment 
notifications, please see:
https://www.caa.co.uk/Commercial-industry/Airspace/Event-and-obstacle-
notification/Crane-notification/

Due to the location of the proposals within proximity to flight paths associated with 
Manchester Airport. Care should be taken to avoid increased populations of birds 
resulting from construction works. Ideally, no new temporary areas of open water should 
establish during the construction phase, and care should be taken to prevent detritus 
that could act as a food source for birds. This is in the interests of air safety and to avoid 
an increase in birdstrike risk.

Due to the location of the proposals within proximity to flight paths associated with 
Manchester Airport. Care should be taken to prevent excessive dust and smoke 
emissions resultant from construction works. Dust and smoke can present a visual 
hazard to pilots and air traffic control, and if ingested can cause aircraft damage.

Construction works shall be confined to the following hours:
Monday - Friday: 7.30am - 6pm
Saturday: 8.30am - 2pm
Sunday / Bank holidays: No work

MCC records highlight that the underground Corn Brook is located within close 
proximity to the site (approximately 80m to the north of the site), while our records are 
frequently updated to ensure the highest level of accuracy, the records cannot 
guarantee 100% accuracy for all culverted assets. Therefore, we would request that the 
applicant informs the onsite contractor to remain observant and to take the appropriate 
safety precautions during excavation works. If any major unknown drainage assets are 
found beneath the site, then 

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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further investigation works should take place to identify the asset and MCC Lead Local 
Flood Authority (LLFA) should be contacted immediately. Any alterations to an ordinary 
watercourse will require consent from MCC LLFA under Land Drainage Act 1991. The 
developer can apply for land drainage consent (if required) via the following link: 
https://manchester.civicapayforms.co.uk/Sales/LaunchInternet.aspx?saleform=drainage
.

Cadent Gas Ltd own and operate the gas infrastructure within the area of your 
development. Prior to carrying out works, please register on 
www.linesearchbeforeudig.co.uk to submit details of the planned works for review, 
ensuring requirements are adhered to.

The statutory framework for biodiversity net gain requires a Biodiversity Gain Plan to be 
submitted and approved to discharge the biodiversity gain condition prior to the 
commencement of development.

A developer must submit the Biodiversity Gain Plan to the planning authority in writing, 
no earlier than the day after planning permission has been granted. The use of the 
Biodiversity Gain Plan template is strongly encouraged to bring together the required 
information into one document for approval.
 
The following content of a Biodiversity Gain Plan is required for development: 

- information about the steps taken or to be taken to minimise the adverse effect of the 
development on the biodiversity of the onsite habitat and any other habitat;
- the pre-development biodiversity value of the onsite habitat;
- the post-development biodiversity value of the onsite habitat;
- any registered off-site biodiversity gain allocated to the development and the 
biodiversity; and
- any biodiversity credits purchased for the development.

In addition, the following is required:

- name and address of the person completing the Plan, and (if different) the person 
submitting the Plan;
- a description of the development and planning permission reference number (to which 
the plan relates);
- the relevant date, for the purposes of calculating the pre-development biodiversity 
value of onsite habitats and if proposing an earlier date, the reasons for using this 
earlier date;
- the completed biodiversity metric calculation tool(s), stating the publication date of the 
tool(s), and showing the calculation of the pre-development onsite value on the relevant 
date, and post-development biodiversity value;
- a description of arrangements for maintenance and monitoring of habitat enhancement 
to which paragraph 9(3) of Schedule 7A to the 1990 Act applies (habitat enhancement 
which must be maintained for at least 30 years after the development is completed);
- (except for onsite irreplaceable habitats) a description of how the biodiversity gain 
hierarchy will be followed and where to the extent any actions (in order of priority) in that 
hierarchy are not followed and the reason for that;
- pre-development and post-development plans showing the location of onsite habitat 
(including any irreplaceable habitat) on the relevant date, and drawn to an identified 
scale and showing the direction of North;
- a description of any irreplaceable habitat on the land to which the plan relates which 
exist on the relevant date, and any part of the development for which planning 
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permission is granted where the onsite habitat of that part is irreplaceable habitat 
arrangements for compensation for any impact the development has on the biodiversity 
of the irreplaceable habitat; and
- if habitat degradation has taken place:
a statement to this effect,
the date immediately before the degradation activity,
the completed biodiversity tool showing the calculation of the biodiversity value of the 
onsite habitat on that date, and any available supporting evidence for the value.

There is a standard Biodiversity Gain Plan template available to complete which brings 
together many of these matters into one document. 
The submission of a Biodiversity Gain Plan to a local planning authority falls under 
Regulation 16 of the Town and Country Planning (Fee for Applications, Deemed 
Applications, Requests and Site Visit) (England) Regulations 2012 which covers fees for 
the written confirmation of compliance with a condition or conditions attached to a grant 
of planning permission.

Application for Section 278 highways works condition discharge may only be submitted 
following securement of cash bond or surety provision of the total costs of the 
associated highways works as provided by the statutory approvals team. It is expected 
that all modifications/improvements to the public highway are achieved with a maximum 
carbon footprint of 40%. Materials used during 
this process must also be a minimum of 40% recycled and fully recyclable. Developers 
will be expected to demonstrate that these standards can be met prior to planning 
conditions being discharged. The Council seeks use of a standard palette of materials 
for footway and carriageway construction. For alternatives of a higher standard, a 
commuted sum (for non-standard highway material and its maintenance) will need to be 
agreed between MCC and the applicant.

The applicant should be advised that any requirements for licensing, hoarding / 
scaffolding, Section 50 works skips and any associated temporary traffic management 
arrangements will need discussion and agreement with the council's Highway 
Applications and Network Resilience teams via Email: 
highwaylicences@manchester.gov.uk 
/highwaynetworkmanagement@manchester.gov.uk.

For any projects that require a S278 highway agreement a Stage 1 Road Safety Audit 
(RSA 1) is requested to inform the preliminary design at the preplanning stage - prior to 
planning approval being granted. This ensures that any underlying highway safety 
issues have been identified and mitigation is proposed accordingly.

If the development can accommodate it, it is requested that consideration is given to the 
installation of Swift Bricks. Swift bricks must be fitted in accordance to the specifications 
of BS 42021:2022 - Integral nest boxes.

Date: 21 November 2025

Signed:

Julie Roscoe
Director of Planning, Building Control & Licensing
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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. 
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