
 

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


 

Town & Country Planning Act 1990 (as amended) 

Planning Permission 

Part 1 – Particulars of the application/development 

Proposal:  

Variation of conditions 2 (specified plans), 9 (cycle storage Youth Hub), 13a and 13b 
(EVC's Youth Hub) attached to planning permission ref: 138788/FO/2023 to allow 
alterations to the Youth Hub building, including elevational alterations, increase in height of 
single storey element of the Youth Hub, relocation of roof plant, installation of roller 
shutters, and relocation of gates to the side of the changing rooms. 

Location: 

Land At Mount Road Manchester 

Application reference:  

142998/JO/2025 

Applicant:  

 Greater Manchester Youth Federation (GMYF)   

Date of application: 

20 May 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 

Officers have worked with the applicant / agent in a positive and proactive manner to guide 
the application through all stages of the planning process and resolve any issues that 
arose in dealing with the planning application. The agent had pre-application discussions 
in relation to the proposed amendments and any potential resulting impacts to residential 
and visual amenity. 
These matters have been satisfactorily resolved, and the appropriate conditions have been 
attached.  

Condition(s) attached to this decision 

1) The development hereby approved shall be carried out in accordance with the 
following drawings and documents: 

 

o Location plan ref: KH008 A- 000 

o Youth, sports and community hub elevations ( west and south) plan ref: 
GMR_KMA_XX_XX_DR_A_7100 rev.P1 



o Youth, sports and community hub elevations ( east and north) plan ref: 
GMR_KMA_XX_XX_DR_A_7101 rev.P1 

o Proposed refuse and recycling store plan ref: GMR_KMA_XX_XX_DR_A_7400 
rev.P1 

o Electricity Northwest Construction Details for Indoor Unit Sub Station plan ref: 
900350-028 rev.1  

o Acacia elevations plan ref: ACACIA -ELE - 01 

o Acacia floorplan plan ref: ACACIA -PLN -01 

o Cedar elevations plan ref: CEDAR -ELE - 01  

o Cedar floorplan plan ref: CEDAR -PLN -01 

o Olive elevations plan ref: OLIVE-ELE - 01 

o Olive floor plan ref: OLIVE-PLN- 01 

o Storey Heights plan ref: KH008 A-102 rev.B 

o Affordable Tenure Plan ref: KH008 A-105 (notwithstanding any drainage 
information annotated on the plan)  

o House type plan ref: KH008 A-106 

o Street Scenes plan ref; KH008 A-600  

o Site wide planting plan ref: P21374-00-001-GIL- L- 0406 rev.P02 

o Planting plan 1 of 6 ref: P21374-00-001-GIL- L- 0400 rev.P03  

o Planting plan 2 of 6 ref: P21374-00-001-GIL- L-0401 rev.P03  

o Planting plan 3 of 6 ref: P21374-00-001-GIL- L- 0402 rev.P03  

o Planting plan 4 of 6 ref: P21374-00-001-GIL- L- 0403 rev.P03  

o Planting plan 5 of 6 ref: P21374-00-001-GIL- L- 0404 rev.P03  

o Planting plan 6 of 6 ref: P21374-00-001-GIL-L- 0404 rev.P03  

 

o Youth, sports and community hub visual 1 

o Youth, sports and community hub visual 2 

o Youth, sports and community hub visual 3 

o Youth, sports and community hub visual 4 



o Youth, sports and community hub visual 5 

o Youth, sports and community hub visual 6 

o Youth, sports and community hub visual 7 

o Youth, sports and community hub visual 8 

o Youth, sports and community hub visual 9 

 

o Air Quality Assessment re: 6170r3 dated 1st December 2023 

o Construction Environmental Management Plan and Construction Traffic 
Management Plan November 2023 ( CEMP elements of the report only) 

o Crime Impact Statement Version C:18/09/23 ref: 2023/0200/CIS/01 

o Energy and Sustainability Statement dated January 2022 ( residential element of 
the scheme) 

o Historic Environment Desk Based Assessment report ref: 3601 .R01 C dated 
November 2023 

o Operational Statement for the Playing Pitches and Youth and Community Hub Land 
at Mount Road, Gorton, Manchester dated December 2023 

o Operational Statement Centrepoint Independent Living Programme - Genuinely 
Affordable Homes for working adults aged from 18yrs up to 25yrs Version 1 
November 2023 

o Mellands Playing Fields, Gorton Sports Mitigation Position Statement dated 
December 2023 

o Statement of Community Involvement dated June 2023 

o Supporting Planning Statement December 2023 

o Viability Assessment dated December 2023 

o External Lighting Assessment Plan ref: PROJECT No: AP0524-1120 dated 19th 
September 2023 Mount Road, Gorton Revision 2 

o Aboricultural Impact Assessment Ref: P.1778.22 rev.C dated November 2023 

o Flood Risk Assessment and Drainage Strategy Rev. 6 Contract Ref: FD056 

o Phase I Geo-Environmental Assessment Report ref: LC/C5150/11494 Rev B dated 
November 2023 

o Phase II Geo-Environmental Assessment Report ref: MS/C5150/11591 Rev E 
Dated November 2023 



o Waste Management Proforma 

o Transport Assessment Doc Ref:CBO-0767-005 Issue: 5 Date: 29.11.23 

o Travel Plan Framework Doc Ref:CBO-0767-006 Issue: 5 Date: 29.11.23  

 

Received 8th December 2023 

 

o Preliminary Ecological Assessment ref: TG Report No. 15860_R01c_LJ dated 30th 
October 2023  

Received 11th December 2023 

 

o Mount Road, Gorton - Supplementary Geo-Environmental Site Investigation letter 
ref: MB/C5150/12138 dated 23rd June 2023 received 6th February 2024.  

o Agent email 08.02.2024 

o Gas Calibration Certification data dated 15.07.2022;11.08.2022;23.01.2023 and 
06.02.2023 

 

 Received 08.02.2024 

 

o Affordable Tenure Plan ref: KH008 -A-105 received 16th February 2024 

 

o BNG Metric Spreadsheet data received 21st February 2024 

 

o Strip, Map and Record assessment by Aeon Archaeology ref: 046801.1 report 
no.0456 dated February 2-24 received 28th February 2024 

o Letter from Brownfield Solutions Ltd ref: AJS/C150/12793 rev. A dated 5th February 
2024 to the Environment Agency received 8th March 2024 

 

o Letter from Kellen Homes dated 28th February 2024 in relation to Environment 
Agency matters 

o Mutli-Site Assessment report rev. E 03/03/2024 



o Sports Mitigation Strategy dated March 2024  

Received 28th March 2024 

 

o Brownfield Solutions letter ref:TM/C5150/12974 dated 28th March 2024 regarding 
ground condition matters received 5th April 2024. 

 

o Noise Impact Assessment ref: 50-710-R1-9 dated April 2024 received 09.04.2024. 

 

o Access drawing Wembley Road plan ref: CBO-767-004 Rev.C ; 

o Waste Management plan ref: KH008 A-700 rev.D received 27th March 2024 

 

o Land ownership plan ref: KH-008-A-0517 in regard to ownership/responsibility for 
sections of unadopted highway.  

Received10th April 2024 

 

o Youth, sports and community hub Ground Floor plan ref: 
GMR_KMA_XX_XX_DR_A_7001 rev.P4 (notwithstanding railings to western 
boundary of car park) 

o Youth, sports and community hub First Floor plan ref: 
GMR_KMA_XX_XX_DR_A_7002 rev.P4 

o Youth, sports and community hub roof plan ref: GMR_KMA_XX_XX_DR_A_7003 
rev.P4 

o Proposed Bicycle Store plan ref: GMR_KMA_XX_XX_DR_A_7401 rev.P3  

o Materials Plan ref: KH008 A-200 rev.E  

o Boundary treatment details plan ref: KH008 A - 301 

o ADU1009 elevations plan: ADU1009-ELE-01  

o ADU1009 floor plan: ADU1009-PLN-01  

o ADU835 elevations plan: ADU835-ELE-01  

o ADU835 floor plan: ADU835-PLN-01 

o Emerson elevations plan ref: EMERSON -ELE - 01 



o Emerson floorplan plan ref: EMERSON -PLN - 01 

o Window reveal details for Mount Road dated 10.05.2024 

o Design and Access Statement dated December 2023 

o Brighton Tall Cycle Locker 

o Brighton Twin Cycle Locker 

o PRF aerial inspection in regard to bats at height of trees at land at Mount Road 
Gorton and drawing no. plan 5860/P03 Trees with Bat Roost Potential  

 

Received 16th May 2024 

 

o Centrepoint Apartments - Front and rear elevations plan ref: KH007-A-902-E-000 

o Centrepoint Apartments - Side elevations plan ref: : KH007-A-902-E-001 

o Centrepoint Apartments - Ground Floor GA layout plan ref: : KH007-A-902-P-000 

o Centrepoint Apartments - First Floor GA layout plan ref: KH007-A-902-P-001 

o Centrepoint Apartments - Second Floor GA layout plan ref : KH007-A-902-P-002 

o Centrepoint Apartments - Roof GA layout plan ref: : KH007-A-902-P-003 

o Hickory elevations plan ref: HICKORY -ELE - 01 

o Hickory floorplan plan ref: HICKORY -PLN - 01 

o Sustainability Strategy and Environmental Standards Statement dated May 2024 

o Proposed Equipment Store plan ref: GMR_KMA_XX_XX_DR_A_7402 rev.P2 

o Applicants email dated 17th May 2024 confirming window reveal depth. 

Received 17th May 2024 

 

o Phasing plan ref:KH007 A-103 

o Site layout plan ref: KH007 A-100 rev.P14 (Notwithstanding the annotated 
reference to secure cycle points). 

 Received 29th May 2024 

 



o   Affordable Housing Statement received 20th August 2024  

 

AS AMENDED BY : 

-Contents of correspondence from planning agent dated 16th May 2025. 

-Ground Floor plan ref: GMR-KMA-XX-XX-DR-A-7001 P7  ((notwithstanding railings 
to western boundary of car park) 

-First Floor plan ref: GMR-KMA-XX-XX-DR-A-7002 P7   

-Roof plan ref: GMR-KMA-XX-XX-DR-A-7003 P7  

-Proposed Elevations (West and South) plan ref: GMR-KMA-XX-XX-DR-A-7100 P4   

-Proposed Elevations (East and North) plan ref: GMR-KMA-XX-XX-DR-A-7101 P4 

-Roller shutter manufacturers specification sheet (SeceuroShield). 

Received 20th May 2025 

 

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). 

 

 

2) The development hereby approved shall be carried out in accordance with the 
phasing plan ref:KH007 A-103 received on 29th May 2024. 

 

 Reason - Required to be imposed pursuant to Section 92 of the Town and Country 
Planning Act 1990 and to reflect the likely time period for the implementation of the 
proposed development. 

 

3) Notwithstanding the Construction Environmental Management Plan and Construction 
Traffic Management Plan May 2024 ,and prior to the commencement of the 
development of each phase, 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 
displayed in a publicly accessible location;   

o 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.   

 

For phases 1 and 2 (not 1B and 3), the development shall be carried out in in 
accordance with the details in the: 

-Construction Environmental Management Plan and Construction Traffic 
Management Plan August 2024 

-Site compounds and site storage plan ref: KH-008 A-010 rev. B  

-Site compounds and vehicle tacking plan ref: KH-008 A-011   

 

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 of any phase, samples and specifications of all materials 
to be used on all external elevations relevant to that phase of development shall be 
submitted to and approved in writing by the City Council as local planning authority. 
The development of the phase shall be carried out in accordance with the agreed 
details for that phase.   

 



For phases 1 and 2 (not 1B and 3), the development shall be carried out in in 
accordance with the materials on the materials schedule plan ref: KH008 A202 rev.A 
and Materials schedule refL KH007-A-201 rev.E date 25.11.2024) ) in the locations 
on materials plan ref: KH007 A-208 rev.K.  

 

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) The development shall be implemented in accordance with the approved details 
shown on the plans referenced below:  

-Plan ref: 30571_4 _1 rev. C Typical Highway Details Sheet 1 

-Plan ref: 30571_4 _2 rev. E Typical Highways Details Sheet 2 

-Plan ref: 30571_4_3 rev. B Typical Highways Details Sheet 3 

-Plan ref: 30571_1_1 rev. I Highway & Drainage Layout Sheet 1 

-Plan ref: 30571_1_2 rev. F Highway & Drainage Layout Sheet 2 

-Plan ref: 30571_11_1 rev. F Kerbing & Surfacing Layout Sheet 1 

-Plan ref: 30571_11_2 rev. F Kerbing & Surfacing Layout 

 

All the agreed works shall be completed prior to the first dwelling unit in the relevant 
phase 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 each dwelling (including 
apartments), shall be surfaced, demarcated and made available for use prior to that 
dwelling (including apartments) hereby approved being occupied. The car parking for 
that dwelling (including any apartment) shall then be available at all times whilst that 
dwelling (including and apartment) is 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 car parking indicated on the approved plans for the Youth, Sport and Community 
Hub, shall be surfaced, demarcated and made available for use prior to the Youth, 
Sport and Community Hub being brought in to use. The car parking shall then be 
available at all times whilst the Youth, Sport and Community Hub is operational and 
shall be retained thereafter.  

 

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).  

 

 

8) The cycle storage arrangements for the Youth Sports Community Hub shall be 
implemented in accordance with the approved details shown on plan refs: Youth, 
sports and community hub Ground Floor plan ref: GMR_KMA_XX_XX_DR_A_7001 
rev.P7; Brighton Tall Cycle Locker; Brighton Twin Cycle Locker :and Proposed 
Bicycle Store plan ref: GMR_KMA_XX_XX_DR_A_7401 rev.P3 , and all the agreed 
works shall be completed prior to the Youth, Sport and Community Hub being brought 
into use, and be retained thereafter. 

 

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 Framework and the Guide to Development in Manchester 
Supplementary Planning Document and Planning Guidance.  

 

9) Prior to the occupation of each phase of the development (excluding the Sport, Youth 
and Community Hub), finalised detailed arrangements for cycle storage for that phase 
of the development (excluding the Sport, Youth and Community Hub) shall be 
submitted to and approved in writing by the City Council as local planning authority. 
The cycle storage arrangements shall be implemented for that phase in accordance 
with the approved details, and all the agreed works shall be completed prior to the 
proposed accommodation within that phase being brought into use and be retained 
thereafter. 

The dwellinghouse element of the development shall be implemented in accordance 
with the details on the foldable cycle storage specification sheet received 1st August 
2025, and contents of the email from Kellen Homes dated 4th August 2025 ,and the 



agreed measures shall be completed prior to the dwellinghouses being brought into 
use and be retained thereafter.  

 

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 Framework and the Guide to Development in Manchester 
Supplementary Planning Document and Planning Guidance. 

 

 

10) a) Prior to the occupation of any dwelling within a phase of the development, a Full 
Travel Plan, relating to the phase in which the dwelling is situated 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. 

 

 

The dwellinghouse element of the development shall be implemented in accordance 
with the Travel Plan Framework Doc Ref: CBO-0767-006 Issue 5 - Final dated 
29.11.2023.   

 



 

b)Within six months of the first occupation of a 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 the development. Any Travel Plan 
which has been approved by the City Council as local planning authority shall be 
implemented in full for that phase of 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). 

 

 

11) a) Before the Youth, Sport and Community Hub 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 the Youth, Sport and Community Hub 
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 the 
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 phase of 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). 

 

 

12) a) Finalised specifications of the electric charging points shown on Proposed Site 
plan Youth, sports and community hub Ground Floor plan 
ref: GMR_KMA_XX_XX_DR_A_7001 rev.P7; shall be submitted to and approved in 
writing by the City Council as local planning authority prior to the first occupation of 
the Youth, Sport and Community Hub hereby approved.  

 

b)Prior to occupation of the Youth, Sports and Community Hub development finalised 
details of ducting to enable future provision within the car park in addition to the 
electric charging point provision shown on plan ref: Youth, sports and community hub 
Ground Floor plan ref: GMR_KMA_XX_XX_DR_A_7001 rev.P7;shall be submitted to 
and approved in writing by the City Council as local planning authority . The approved 
scheme shall be implemented before the Youth, Sports and Community Hub 
development is occupied and shall remain in situ whilst the use or development is in 
operation. 

 

c) Prior to occupation of the Youth, Sport and Community Hub any agreed mitigation 
measures shall be implemented and verified as such in writing by the City Council as 
local planning authority and shall remain in situ whilst the use or development is in 
operation. 

 

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).  

 

 

13) a) Finalised specifications of the electric charging points shown on Proposed Site 
plan ref: KH007 A-100 rev.P14 shall be submitted to and approved in writing by the 
City Council as local planning authority prior to the first occupation of the dwellings 
hereby approved. 



 

The dwellinghouse element of the development shall be implemented in accordance 
with the Vehicle Charging unit details on the 7.4kW Universal Data Sheet ref: BR-
AC7000-01 the locations on Proposed Site plan ref: KH007 A-100 rev. P14 prior to 
the first occupation of the dwellings hereby approved. 

 

b) Prior to occupation of any dwelling the electric charging point for that dwelling shall 
be implemented and remain in situ whilst the use or development is in operation. 

 

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). 

 

14) a) The development shall be undertaken in accordance with the Preliminary Risk 
Assessment and Site Investigation reports ( Phase I Geo-Environmental Assessment 
Report ref: LC/C5150/11494 Rev B dated November 2023 and Phase II Geo-
Environmental Assessment Report ref: MS/C5150/11591 Rev E Dated November 
2023). 

b) The development shall be implemented in accordance with the Brownfield 
Solutions letter ref: TM/C5150/12974 dated 28th March 2024 received 25.10.2024, as 
updated by Remedial Strategy ref: NA/C5150/11739 rev.E dated November 2024 
received 19.11.2024 , and on the basis of the confirmation of its suitability as a 
growing medium, site-won material can be re-used within clean cover systems on 
site, subject to an acceptability testing frequency of 1:100m3. 

 

c)When the development commences, the development shall be carried out in 
accordance with the previously agreed Remediation Strategy and prior to occupation 
of any phase, a Completion/Verification Report for that phase 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 in each phase is occupied, then development in that phase shall 
cease and/or the phase 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 EN18, SP1 and DM1 of the Manchester 
Core Strategy (2012). 

 

 

15) If, during development of any phase, contamination not previously identified is found 
to be present at the site then no further development of that phase (unless otherwise 
agreed in writing with the local planning authority) shall be carried out until a 
remediation strategy detailing how this contamination will be dealt with has been 
submitted to, and approved in writing by, the Local Planning Authority. This strategy 
will include the following components: 

 

1. An additional ground investigation scheme to provide information for a detailed 
assessment of the risk to all receptors that may be affected, including those off-site 

 

2. The results of the site investigation and the detailed risk assessment referred to in 
(1) and, based on these, an options appraisal and remediation strategy giving full 
details of the remediation measures required and how they are to be undertaken. 

 

3. A verification plan providing details of the data that will be collected in order to 
demonstrate that the works set out in the remediation strategy in (2) are complete 
and identifying any requirements for longer-term monitoring of pollutant linkages, 
maintenance and arrangements for contingency action. The remediation strategy 
shall be implemented as approved. 

 

Reason - To ensure that the development does not contribute to and is not put at 
unacceptable risk from or adversely affected by, unacceptable levels of water 
pollution from previously unidentified contamination sources at the development site, 
in accordance with paragraph 180 of the National Planning Policy Framework, and 
pursuant to policies EN18, SP1 and DM1 of the Manchester Core Strategy (2012). 

 

 

16) The development shall be implemented in accordance with the details set out in the 
document referenced below prior to the occupation of any part of the development: 

-Letter regarding Borehole Decommissioning on land at Mount Road 
ref: AJS/C5150/13686 dated 11th November 2024. 

 



Reason - To ensure that redundant boreholes are safe and secure, and do not cause 
groundwater pollution or loss of water supplies in line with paragraph 180 of the 
National Planning Policy Framework and Position Statement J of 'The Environment 
Agency's approach to groundwater protection', and pursuant to policies EN18, SP1 
and DM1 of the Manchester Core Strategy (2012). 

 

17) a)The measures within the Noise Impact Assessment ref: 50-710-R1-9 dated April 
2024 received 09.04.2024, shall be implemented at each dwelling ( including 
apartments ) hereby approved, prior to the occupation of that dwelling ( 
including apartments ).  

 

b) Prior to first occupation of the dwellings ( including apartments ) , a verification 
report shall be required to validate that the work undertaken in respect of that 
dwelling 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.   

 

On the basis of the content of the Post Completion Noise Testing and Verification 
report - plots 91, 100 and 107 ref: 50-710-R3-1 dated October 25 ( Amended by the 
content of the Kellen Homes email dated 27.01.2026 referencing the error on table 3 
(plot 95) , and that it should state plot 91); Post Completion Noise Testing and 
Verification report - plots 95, 98, 99, 102 and 128 ref: 50-710-R2-1 dated October 25; 
Post Completion Noise Testing and Verification report - plots 97, 101 and 129 ref: 50-
710-R7-1 dated December 25 and Kellen Homes email dated 27.01.2026; the 
requirements of condition no. 17b in respect of plot nos. 91, 95, 97-101,102,107 128 
and 129 has been satisfied ( CDN/25/1175). 

  

On the basis of the content of the: 

-  Technical Note on Noise from ventilation dated 17th March 2026 

-Post Completion Noise Testing and Verification Report - Plot 2, Plot 4, Plot 6, Plot 7, 
Plot 92, 93 and 94 ref: 50-710- R4-2 dated October 2025. 

- Post Completion Noise Testing and Verification Report - Plots 95, 98, 99, 102 and 
128 ref: 50-710- R2-1 dated October 2025 

- Post Completion Noise Testing and Verification Report - Plots 1, 12, 13,14, 15 and 
16 and Plot 104 ref: 50-710- R5-1 dated November 2025 



- Post Completion Noise Testing and Verification Report - Plots 3, 5 and 96 ref: 50-
710- R6-1 dated December 2025. 

the requirements of condition no. 17b has been satisfied in respect of Phase 1 of the 
overall development. (CDN/26/0285) 

 

 

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.   

 

18) a) Each phase of the development shall be implemented in accordance with the 
measures within the Waste Management Proforma and Waste Management plan ref: 
KH008 A-700 rev.D.  

 

b) The details of the approved scheme for that phase 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, 
EN19 and DM1 of the Manchester Core Strategy (2012). 

 

 

19) a) Externally mounted ancillary plant, equipment and servicing for the Youth Sport 
Community Hub and/or apartment building 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 of the Youth Sport and Community Hub 
and/or apartment building 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 of the Youth Sport and Community Hub 
commences or as otherwise agreed in writing by the City Council as local planning 
authority. 

 

b) Prior to the operation of the Youth Sport and Community Hub and/or apartment 
building 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. Any instances of non- conformity 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, in order to protect 
future residents from noise disturbance, pursuant to policy DM1 of the Manchester 
Core Strategy (2012). 

 

 

20) a) Each phase of the residential development shall be implemented in accordance 
with the measures within the Air Quality Assessment, Ref: 6170r3 Date: 1st 
December 2023 (notwithstanding the level of provision for non-residential spaces).  

 

b) Prior to occupation of a dwelling any agreed mitigation relevant to that dwelling 
shall be implemented and verified as such in writing by the City Council as local 
planning authority and shall remain in situ whilst the use or development is in 
operation.  

 

On the basis of the content of the Mitigation Measures Note dated 15th July 2025 ref: 
6170- 1c1 (notwithstanding the referenced to cycle anchor points on page 5 , which 
has been superseded by the provision of foldable cycles as part of the discharge of 
the cycle storage condition), and the details of the plots which have been 
implemented with mitigation measures in respect of air quality in the Confirmation 
Statement dated 23.09.2025 from Kellen Homes and the condition tracker from 
Kellen Homes (both received on 23rd September 2025 ), together with the details in 
the Brim 7.4kW Universal Data Sheet BR-AC7000-01 received on 12th September 
2025, and the content of the email from Kellen Homes dated 03.09.2025; the 
requirements of condition no. 20 b in respect of plot nos. 1-35(all), 82-109 (all), and 
175-182 (all) has been satisfied. (CDN/25/0684) 

On the basis of the content of the photographs of installed boilers received 17th 
December 2025; Photographs of installed electric vehicle charging points received 
26th January 2026; Baxi-assure-500-combi-2 boiler specification-guide: and 
Brim 7.4kW electric vehicle charger specification sheet ref: BR-AC7000-01 Data 
Sheet received on 29th January 2026, the requirements of condition no. 20 b in 
respect of plot nos.36-41, 61, 62-81, 110-112, 183-184, 239-241, 260-263 has been 
satisfied. (CDN/25/1207) 

On the basis of the content of the Air Quality Assessment ref: 6170r£ dated 1st 
December 2023; Baxi Assure 500 Combi 2 boiler specification; Brim 7.4kw Universal 
Data Sheet ref: BR-AC7000-01; Mitigation Measures Statement by Redmore 
Environmental dated 15th July 2025 ref: 6170-1c1; and Confirmation Statement by 
Kellen Homes dated 23rd August 2025 the requirements of condition no. 20 b in 
respect of plot nos. 33-35, 42-49, 128-129, 138-146,157-167, 264-267 has been 
satisfied. (CDN/26/0262) 



 

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).  

 

21) The hours of use of the Youth Sport Community Hub building (Use Class E(d)(g)), 
F2(b)) are to be submitted to and agreed in writing by the City Council as Local 
Planning Authority, prior to the first occupation of the Youth Sport Community Hub 
building (Use Class E(d)(g)), F2(b)) . The Youth, Sport and Community Hub building 
shall only be occupied in accordance with the approved hours of opening.    

 

Reason - In interests of residential amenity in order to reduce noise and general 
disturbance in accordance with saved policy DC26 of the Unitary Development Plan 
for the City of Manchester and policies SP1 and DM1 of the Manchester Core 
Strategy (2012).  

 

22) Prior to the use of the sports pitches hereby approved, hours of use shall be 
submitted to and approved in writing by the City Council as Local Planning Authority. 
The sports pitches shall then be used in accordance with the approved hours. 

 

Reason - To safeguard the amenities of the occupiers of nearby accommodation 
when the development is complete, pursuant to saved policy DC26 of the Unitary 
Development Plan for the City of Manchester and policies SP1 and DM1 of the Core 
Strategy for Manchester (2012). 

 

23) Each phase of the development shall only be carried out in accordance with sections 
3.3, 4 and 5 in the Crime Impact Statement Crime Impact Statement Version 
C:18/09/23 ref: 2023/0200/CIS/01, and the agreed measures shall be retained and 
maintained thereafter. No dwelling hereby approved shall 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 the phase of the 
development in which that dwelling is situated. 

 

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. 

 

 

24) Each phase of the development shall only be carried out in accordance with sections 
3.3, 4 and 5 in the Crime Impact Statement Crime Impact Statement Version 
C:18/09/23 ref: 2023/0200/CIS/01, and the agreed measures shall be retained and 
maintained thereafter. No dwelling hereby approved shall 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 the phase of the 
development in which that dwelling is situated. 

 

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. 

 

 

25) No dwelling shall be occupied until surface water drainage works relevant to that 
dwelling have been implemented in accordance with Non-Statutory Technical 
Standards for Sustainable Drainage Systems (March 2015) or any subsequent 
replacements national standards and details for that phase that have been submitted 
to and approved in writing by the Local Planning Authority, prior to commencement of 
any development within that phase . 

 

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).   

 

 

26) Prior to the first occupation/use of each phase of development hereby approved, 
details of the implementation, maintenance and management of the surface water 
drainage scheme, as approved by Condition 26 for that phase , shall be submitted for 
approval in writing by the City Council, as Local Planning Authority. Those details 
shall include:  

 

- Verification report providing photographic evidence of constructed flow control and 
SuDS components as per design drawings approved as part of Condition 26. 

- Provide as built construction drawings or confirm that they align with the original 
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.  

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 a maintenance mechanism for the 
lifetime of the development, pursuant to policies EN8, EN14, EN17 and DM1 of the 
Manchester Core Strategy 2012. 

 

 

27) No site clearance works, including works to trees or shrubs, shall commence between 
1 March and 31 August in any year unless a detailed bird nest survey by a suitably 
experienced ecologist has been carried out immediately prior to clearance and written 
confirmation that no bird nests are present has been submitted to and approved in 
writing by the City Council as local planning authority.  

 

Reason - In order to provide protection to nesting birds, pursuant to policy EN15 of 
the Manchester Core Strategy (2012). 

 

 

28) The development shall be implemented in accordance with the contents of the 
documents referenced below. 

-Construction Environmental Management Plan (section 3) and (Appendix 3) 
and contents of letter dated 24th September 2024 in respect of condition no.29 from 
Kellen Homes.  

-Reasonable Avoidance Method Statement (RAMS) dated September 2024 - Pennine 
Ecological  

Each phase of 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). 

 

29) If no development commences within 12 months of the date of consent, a further 
survey of the site and locality for badger setts shall be undertaken and the findings 
shall be submitted to and approved by the local planning authority. The development 
shall be undertaken with any measures identified as being necessary following the 
outcome of the survey. 

 

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). 



 

 

30) Notwithstanding the trees identified to be removed in the Arboricultural Impact 
Assessment Ref: P.1778.22 rev.C, the felling of trees 1, 3, 8 and 17, as identified in 
drawing no plan 5860/P03 Trees with Bat Roost Potential, shall not in any 
circumstances commence unless the local planning authority has been provided with 
a licence issued by Natural England pursuant to Regulation 55 of The Conservation 
of Habitats and Species Regulations (Amendments) (EU Exit) 2019 authorising the 
specified activity/development to go ahead. The development shall be implemented in 
accordance with the approved details. 

 

Reason - To safeguard a European Protected Species (Habitats Regulations 1994) to 
comply with policy EN15 of the Manchester Core Strategy (2012). 

 

 

31) The ecological enhancement measures d shown on Bat and Bird Box plan ref: KH007 
A-920 received 3rd March 2025; and plan ref: 15860/P02 dated April 
2025 received 9th April 2025, as clarified by the email from the applicant on 11th April 
2025 confirming 3 hedgehog gaps per garden (1 at the rear of the gardens and then 2 
on the side fences), together with the bird nest boxes and built in bat box designs 
received on 11th April 2025, shall be implemented prior to the occupation of the 
buildings within that phase 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). 

 

 

32) The landscaping scheme for the overall development shall be implemented in 
accordance with Site wide planting plan ref: P21374-00-001-GIL- L- 0406 rev.P02 
Planting plan 1 of 6 ref: P21374-00-001-GIL- L- 0400 rev.P03 Planting plan 2 of 6 ref: 
P21374-00-001-GIL- L-0401 rev.P03 Planting plan 3 of 6 ref: P21374-00-001-GIL- L- 
0402 rev.P03 Planting plan 4 of 6 ref: P21374-00-001-GIL- L- 0403 rev.P03 Planting 
plan 5 of 6 ref: P21374-00-001-GIL- L- 0404 rev.P03 Planting plan 6 of 6 ref: P21374-
00-001-GIL-L- 0404 rev.P03 . 

 

 

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). 



 

 

33) a)The development shall be implemented in accordance with measures in the Habitat 
Management and Maintenance Plan ref: 15860_R02 _JD dated 1st May 2024 in 
relation to the management of the landscaping scheme for the houses, prior to the 
first occupation of the houses. 

 

b)The approved landscaping scheme and arrangements for management and 
maintenance shall be implemented not later than 12 months from the date the 
buildings relevant to each of those conditions 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 the development, another tree or shrub of the same species and size as 
that originally planted shall be planted at the same place within the 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). 

 

 

34) a)Arrangements for the management of the landscaping scheme for the apartments 
hereby approved shall be submitted to and approved in writing by the City Council as 
local planning authority, prior to the first occupation of the apartments. 

 

b)The approved landscaping scheme and arrangements for management and 
maintenance shall be implemented not later than 12 months from the date the 
buildings relevant to each of those conditions 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 the development, another tree or shrub of the same species and size as 
that originally planted shall be planted at the same place within the 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). 

 

 



35) a) The development shall be implemented in accordance with measures in the 
Habitat Management and Maintenance Plan ref: 15860_R02 _JD dated 1st May 
2024 in relation to the management of the landscaping scheme for the area around 
the substation to the north of plot no.17 and the pumping station bounded by plot 
nos.1,14,15 and 16, prior to the first occupation of the dwellinghouses. 

 

b)The approved landscaping scheme and arrangements for management and 
maintenance shall be implemented not later than 12 months from the date the 
buildings relevant to each of those conditions 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 the development, another tree or shrub of the same species and size as 
that originally planted shall be planted at the same place within the 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). 

 

 

36) a)Arrangements for the management of the landscaping scheme for the Youth Sports 
and Community Hub building hereby approved shall be submitted to and approved in 
writing by the City Council as local planning authority, prior to the first occupation of 
the Youth Sports and Community Hub building. 

 

b)The approved landscaping scheme and arrangements for management and 
maintenance shall be implemented not later than 12 months from the date the 
buildings relevant to each of those conditions 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 the development, another tree or shrub of the same species and size as 
that originally planted shall be planted at the same place within the 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). 

 

 



37) a) The development shall be implemented in accordance with the content of the 
Landscape Management Plan P21374-00-001-710 Revision 03 and the Godfrey 
Erman Planting Enhancement Plan ref: P -0001 rev.P06 received 8th July 2025.  

 

b) The approved landscaping scheme for Godfrey Ermen and arrangements for 
management and maintenance shall be implemented not later than 12 months from 
the date the dwellings 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 the 
development, another tree or shrub of the same species and size as that originally 
planted shall be planted at the same place within the 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). 

 

 

38) In this condition ""retained tree"" means an existing tree, which is to be as shown as 
retained in Aboricultural Impact Assessment Ref: P.1778.22 rev. C dated November 
2023, specified in condition no.2 and particulars; and paragraphs (c) and (d) below 
shall have effect until the expiration of 5 years from the date of the first occupation of 
the development 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). 

 

 

39) All tree work should be carried out by a competent contractor in accordance with 
British Standard BS 5837 "Recommendations for Tree Work". 

 

Reason - In order avoid damage to trees/shrubs adjacent to and within the site which 
are of important amenity value to the area and in order to protect the character of the 
area, in accordance with policies EN9 and EN15 of the Manchester Core Strategy 
(2012). 

 

 

40) a)Prior to commencement of the residential development, to commence the 
development of the two proposed sport pitches hereby approved, and to provide the 
two playing pitches in accordance with the programme of works outlined within the 
Innov8 Solutions Report May 2024 (or such other programme of works as can be 
agreed in writing with the Council). The two playing pitches shall be completed and 
brought into use within 2 years of commencement of development. In the event 
agronomy issues, these matters need to be evidenced and agreed in writing by the 
City Council as local planning authority, together with a timeframe to be agreed by the 
LPA in relation to the delivery of the pitches . 

 

b)Prior to the 2 grass playing pitches hereby approved being brought into use, 
finalised details of the arrangements for on-going management and maintenance of 
the pitches shall be submitted to and approved in writing by the City Council as local 
planning authority. The pitches shall be implemented and maintained and retained in 
accordance with the approved arrangements in situ thereafter. 

 

Reason - To ensure the satisfactory quantity, quality and accessibility of 
compensatory provision which secures a continuity of use pursuant to policy EN10, 
EN11 and EN12 of the Manchester Core Strategy (2012). 

 

41) Prior to the sports pitches hereby approved being brought into use details of an 
operational management plan (including special event parking measures ) are 
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, and 
all the agreed works shall be completed prior to the proposed sports pitches being 
brought into use. 

 

Reason - In the interests of highway safety and ensure that there is adequate car 
parking for special events when the sport pitches are used, pursuant to policies SP1, 
DM1 and T1 of the Manchester Core Strategy (2012). 

 

 

42) The sports facilities forming part of the development shall be operated in accordance 
with the Community Access Agreement document received on 23rd December 2025 
and not be used at any time other than in strict compliance with the approved 
agreement (CDN/25/0969).  

 

Reason - To secure well managed safe community access to sports facilities, to 
ensure benefit to the development of sport pursuant to policy EN10 of the Manchester 
Core Strategy (2012). 

 

43) a) Each phase of the residential development shall be implemented in full accordance 
with the measures set out in Energy & Sustainability statement date May 2024. 

 

b) Prior to above ground works of the apartments, finalised details of the energy and 
sustainability measures shall be submitted to and approved in writing by the Local 
Planning Authority. The apartments shall be implemented in accordance with the 
agreed measures. 

 

c) Prior to above ground works , finalised details of the energy and sustainability 
measures for the Youth Sport and Community Hub building shall be submitted to and 
approved in writing by the Local Planning Authority. The Youth, Sport and Community 
Hub shall be implemented in accordance with the agreed measures. 

 

d) A post construction review certificate/statement shall be submitted for approval for 
the Youth, Sport and Community Hub and the Apartments within a timescale that has 
been previously agreed in writing for that phase of development. 

 

e) A post construction review certificate/statement shall be submitted for approval for 
the dwellinghouses within a timescale that has been previously agreed in writing for 
each phase of development. 



 

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. 

 

 

44) 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 residential 
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). For the avoidance 
of doubt this does not preclude up to four unrelated people (who are not part of a 
single household) 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. 

 

 

45) Notwithstanding the provisions of the Town and Country Planning (General Permitted 
Development) (England) Order 2015 (or any order revoking and reenacting 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 reenacting 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. 

 

 

46) 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 dwellings 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). 

 

 

47) 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). 

 

 

48) 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). 

 

 

49) Notwithstanding the boundary treatment shown on plan ref: Boundary Treatments 
plan ref: KH008 A-300 ref: G and Boundary Treatment details plan ref: KH 008 A-301 
, finalised design details and location of boundary treatments for each phase shall be 



submitted to, and approved in writing by, the City Council as local planning authority, 
within 3 months of the commencement of that phase of development. The 
development within that phase shall be implemented in accordance with the approved 
details , prior to any development within that phase being occupied and shall be 
retained thereafter. 

 

Phases 1 and 2 of the overall development shall be implemented in accordance with 
the details shown on plan ref: and Boundary Treatment Details 'KH007 / A-301 / Rev 
G - received 26th March 2026; and Boundary Treatments KH007 / A-300 / Rev. R 
received 2nd April 2026  and the content of the Kellen Homes emails dated 1st April 
2026 confirming the colouration of the railing fencing, litter grilles and weldmesh 
fencing as dark green, the cricket netting colouration as black. (CDN/26/0112). 

 

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. 

 

50) The development shall be undertaken in accordance with the content of the Kellen 
Homes Archaeological Works document, the contents of the Written Scheme of 
Investigation Archaeological Strip-Map-and-Record Document Ref: 1044.R01b 
January 2024 , and the Archaeological Strip, Map and Record Project Code: A0468.1 
Report no. 0456 February 2024 v2.0. (CDN/26/0261) 

 

Reason - In accordance with NPPF Section 16, Paragraph 211 - To record and 
advance understanding of the significance of any heritage assets to be lost (wholly or 
in part) in a manner proportionate to their importance and the impact, and to make 
this evidence (and any archive generated) publicly accessible. 

 

51) Prior to the first occupation of the dwellinghouses hereby approved, finalised design 
details, and location of an interpretation panel relates to the setting and significance 
of the Nico Ditch (Ancient Monument) shall be submitted to, and approved in writing 
by, the City Council as local planning authority. The interpretation panel shall be 
implemented in accordance with the approved details. 

 

Reason - To record and advance understanding of the significance of any heritage 
assets in a manner proportionate to their importance and the impact, and to make this 
evidence (and any archive generated) publicly accessible, pursuant to policy EN3 of 
the Manchester Core Strategy (2012) and saved UDP policy DC20.1. 

 



 

52) Prior to the occupation of the Youth Sport Community Hub, 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 of the 
Youth Sport Community Hub 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). 

 

 

53) If , when the lighting units associated with the Youth Sport Community Hub 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). 

 

 

54) The development shall be implemented in accordance with the information set out 
below; 

-Email from applicant on 14.10.2024 , and email from applicant on 29.10.2024 in 
relation to the employment of Apprentices.  

-Construction Local Labour KPI proposal and reporting received 14th October 2024 
as revised by KPI received 29th October 2024 as updated by apprentice information 
received 18th November 2024. 

 

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

 



 

55) The bathroom windows to the side gables of the Emerson, Olive and Hickory house 
types shall be obscurely glazed to a specification of no less than level 5 of the 
Pilkington Glass Scale or such other alternative equivalent and maintained in 
perpetuity. 

 

Reason - In the interest of privacy and to protect the amenity and living conditions of 
adjacent properties and in accordance with policies EN1, SP1 and DM1 of the 
Manchester Core Strategy (2012). 

 

 

56) Prior to above ground works of the apartment building, external elevational details 
relating to the Solar Assisted Heat Pump (SAMP) areas to the front and rear 
elevations of the proposed apartment building and annotated on plan ref: KH007-A-
902-E-000 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 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). 

 

 

57) The development shall be implemented in accordance with the report and plans 
referenced below: 

- Specification of works for the redevelopment of new natural turf playing fields ref: 
J007286 (dated 20th December 2024);  

- Mount Road Sports Pitch Manchester Surface Water Drainage Hydrobrake Flow 
Control Detail plan ref: J000618 EPG XX XX DR Y 0001 P01;  

- Proposed Drainage Layout plan ref:: J007286 003 dated 18.12.2024;  

- Proposed Drainage Profiles plan ref:J007286 004 dated 17.12.2024; 

- Proposed Finished Levels plan ref: J007 286 002 dated 17.12.2024 ; 

- Proposed Earth Works Section X-X plan ref: J007 286 005 dated 17.12.2024 

Received 14th February 2024. 

 



Reason - To ensure the development is fit for purpose and sustainable and to accord 
with Development Plan Policy EN10 of the Manchester Core Strategy (2012). 

 

 

58) The roller shutters proposed shall located within a recessed box , be perforated, and 
anthracite in colouration, and open when the Youth Sport Community Hub is in 
use, in accordance with the contents of correspondence from planning agent dated 
16th May 2025, and the Roller shutter manufacturers specification sheet 
(SeceuroShield).received 20th May 2025. 

 

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 saved policy E3.3 of the 
Unitary Development Plan for the City of Manchester and policies SP1 and DM1 of 
the Manchester Core Strategy (2012). 

 

 



Informatives 



Cadent 

Cadent Gas Ltd own and operate the gas infrastructure within the area of your 
development. There may be a legal interest (easements and other rights) in the land that 
restrict activity in proximity to Cadent assets in private land. The applicant must ensure that 
the proposed works do not infringe on legal rights of access and or restrictive covenants 
that exist. If buildings or structures are proposed directly above the apparatus the 
development may only take place following diversion of the apparatus. The applicant 
should apply online to have apparatus diverted in advance of any works, by visiting 
cadentgas.com/diversions Prior to carrying out works, including the construction of access 
points, please register on www.linesearchbeforeudig.co.uk to submit details of the planned 
works for review, ensuring requirements are adhered to.  

 

licensing, hoarding / scaffolding 

The applicant is advised that any requirements for licensing, hoarding / scaffolding, building 
maintenance and any associated temporary traffic management arrangements will need 
discussion and agreement with the council's Highways Applications and Network 
Resilience teams via Contact Manchester (Tel. 0161 234 5004). 

 

Construction Hours 

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

 



Environment Agency Advice 

The Model Procedures and Good Practice This development site appears to have been the 
subject of past industrial activity which may pose a risk of pollution to controlled waters. We 
recommend that you should:  

o Follow the risk management framework provided in Guidance on Land contamination risk 
management (LCRM) Land contamination risk management (LCRM) - GOV.UK 
(www.gov.uk), when dealing with land affected by contamination  

o Refer to our Guiding principles for land contamination for the type of information that we 
require in order to assess risks to controlled waters from the site - the local authority can 
advise on risk to other receptors, such as human health  

o Consider using the National Quality Mark Scheme for Land Contamination Management 
which involves the use of competent persons to ensure that land contamination risks are 
appropriately managed  

o Refer to the contaminated land pages on gov.uk for more information  

o Refer to 'The Environment Agency's approach to groundwater protection' 

 

Waste on-site  

The CL:AIRE Definition of Waste: Development Industry Code of Practice (version 2) 
provides operators with a framework for determining whether excavated material arising 
from site during remediation and/or land development works is waste or has ceased to be 
waste. Under the Code of Practice: 

o excavated materials that are recovered via a treatment operation can be reused 

onsite providing they are treated to a standard such that they are fit for purpose and  

unlikely to cause pollution 

o treated materials can be transferred between sites as part of a hub and cluster 

project 

o some naturally occurring clean material can be transferred directly between sites 

 

Developers should ensure that all contaminated materials are adequately characterised 
both chemically and physically, and that the permitting status of any proposed on-site 
operations are clear. If in doubt, the Environment Agency should be contacted for advice at 
an early stage to avoid any delays. They recommend that developers should refer to: 

 o the position statement on the Definition of Waste: Development Industry Code of 
Practice  



o The waste management page on GOV.UK Waste to be taken off-site Contaminated soil 
that is (or must be) disposed of is waste. Therefore, its handling, transport, treatment, and 
disposal are subject to waste management legislation, which includes:  

o Duty of Care Regulations 1991 o Hazardous Waste (England and Wales) Regulations 
2005  

o Environmental Permitting (England and Wales) Regulations 2016  

o The Waste (England and Wales) Regulations 2011 Developers should ensure that all 
contaminated materials are adequately characterised both chemically and physically in line 
with British Standard BS EN 14899:2005 'Characterization of Waste 

 - Sampling of Waste Materials  

- Framework for the Preparation and Application of a Sampling Plan' and that the permitting 
status of any proposed treatment or disposal activity is clear. If in doubt, the Environment 
Agency should be contacted for advice at an early stage to avoid any delays. If the total 
quantity of hazardous waste material produced or taken off-site is 500kg or greater in any 
12-month period, the developer will need to register with us as a hazardous waste 
producer. Refer to the hazardous waste pages on GOV.UK for more information.  

Introduction of SUDS 

 Approved Document Part H of the Building Regulations 2000 establishes a hierarchy for 
surface water disposal, which encourages a SUDS approach. Under Approved Document 
Part H, the first option for surface water disposal should be the use of SUDS, which 
encourage infiltration such as soakaways or infiltration trenches. In all cases, it should be 
established that these options are feasible, can be adopted and properly maintained and 
would not lead to any other environmental problems. For example, using soakaways or 
other infiltration methods on contaminated land carries groundwater pollution risks and may 
not work in areas with a high-water table. Where the intention is to dispose to soakaway, 
these should be shown to work through an appropriate assessment carried out under 
Building Research Establishment (BRE) Digest 365. 

Piling and Penetrative ground improvement methods 

Piling or any other foundation designs using penetrative methods can result in risks to 
potable supplies from, for example, pollution / turbidity, risk of mobilising contamination, 
drilling through different aquifers, and creating preferential pathways. Thus, it should be 
demonstrated that any proposed piling will not result in contamination of groundwater.  

Dewatering 

Dewatering is the removal/abstraction of water (predominantly, but not confined to, 
groundwater) to locally lower water levels near the excavation. This can allow operations to 
take place, such as mining, quarrying, building, engineering works or other operations, 
whether underground or on the surface. Any dewatering activities onsite could have an 
impact upon local wells, water supplies and/or nearby watercourses and environmental 
interests. This activity was previously exempt from requiring an abstraction licence. Since 1 
January 2018, most cases of new planned dewatering operations above 20 cubic metres a 
day will require a water abstraction licence from us prior to the commencement of 
dewatering activities at the site. More information is available on gov.uk: 
https://www.gov.uk/guidance/watermanagement-apply-for-a-water-abstraction-



orimpoundment-licence#apply-for-alicence-for-a-previously-exempt-abstraction. Regulatory 
position statements Discharges from dewatering to surface water or groundwater will 
require an Environmental Permit unless you can meet the conditions of the RPS or 
exemptions or exclusions for groundwater activities. The following Regulatory Position 
Statement will apply: 'Temporary dewatering from excavations to surface water.' 
https://www.gov.uk/government/publications/temporary-dewatering-fromexcavations-to-
surface-water 

 

  

 
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: www.manchester.gov.uk/roads-and-
transport/street-naming-and-numbering  
 

Date: 29 May 2026 

Signed:  

Julie Roscoe 
Director of Planning, Building Control & Licensing 

Manchester City Council, P O Box 532, Town Hall, Manchester M60 2LA 

https://www.gov.uk/government/publications/temporary-dewatering-fromexcavations-to-surface-water
https://www.gov.uk/government/publications/temporary-dewatering-fromexcavations-to-surface-water
http://www.manchester.gov.uk/roads-and-transport/street-naming-and-numbering
http://www.manchester.gov.uk/roads-and-transport/street-naming-and-numbering


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. 

Right of challenge on planning application decision 

A third party does not have a right of appeal against a decision on a planning application. 
Instead, there is a right of challenge (a Judicial Review) which is limited to lawfulness of 
the procedure that we have taken in coming to that decision. 
 
Any challenge must be based on the following and not the merit of the decision: 
 

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


• Procedural irregularity 

• Irrationality 

• Illegality    

Any application for permission to bring such a challenge (which is through the High Court) 
must be made within 6 weeks of the date of the decision being issued. 
 

 


