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Planning
Delegated Officer Report
Summary of application details
	Application reference:
	145555/JO/2026

	Application type:
	Removal/variation of conditions

	Proposal:
	Variation of Condition 2 (specified plans) and 23 (landscape) attached to Planning Permission 144433/JO/2025 to provide information on boundary treatment and amendments to pedestrian entrance paths.

	Site address:
	Land At Former Spire Hospital
Russell Road
Manchester
M16 8AJ

	Ward(s):
	Whalley Range

	Date application valid:
	27 March 2026

	Applicant name:
	Nicky Llyod

	Agent (if any):
	

	Case officer:
	Katie Raw

	Recommendation:
	Approve 

	Date of recommendation:
	13 July 2026 



Description of site, building and/or area
The application site relates to the Land At Former Spire Manchester Hospital, Russell Road
within the south Manchester ward of Whalley Range. The site is a brownfield site measuring 0.93 hectares within Whalley Range Conservation Area. 

The former Spire hospital that was located on this site from the mid 1980’s relocated to an alternative location in Didsbury. Prior to the Spire hospital, the site was occupied by St. Joseph’s Hospital. 

At the time of the site visit, works were well underway on the site from host permission 140556/FO/2024. 

The site is bounded to the north west by Whalley Road (which accommodates Our Lady’s
Primary School), St Luke’s Centre and St Margaret’s Church beyond the north eastern site
boundary, Russell Road to the south west and Carlton Road to the south east (which
accommodates the Carlton Club). The area is predominantly residential in character. The site is
currently accessed from access points on Whalley Road, Russell Road and Carlton Road. The
site sits in a sustainable location with close proximity to shops, services and public transport on
Withington Road and on Upper Chorlton Road. 
Description of development
The current applications seeks Variation of Condition 2 (specified plans) and 23 (landscape) attached to Planning Permission 144433/JO/2025 to provide information on boundary treatment and amendments to pedestrian entrance paths.

The provided information on boundary treatment involves additional details on boundary treatment works, including Party wall and street-facing boundaries.

Amendment to pedestrian entrance paths include:
-Movement of entrance 4 to overcome conflict with a telegraph pole,
-Narrowing of entrance 5 beyond that previously approved (with a width of 1.3 metres),
-Relocation of café bin collection point further away from the boundary, to overcome conflict with the root protection areas of those closest retained trees. 

This application is the third variation section 73 application on the site (see planning history for further details. 

(Further) Relevant planning history
OTH-2026-000750- Discharge of Condition 21 (Fumes and Odours) and 30 (terrace screens) attached to Planning Permission 144433/JO/2025.
Under consideration. 

OTH-2026-000473- Discharge of Condition nos.11 (EVC) and 17 (External Lighting) attached to 144433/JO/2025.
Under consideration. 

CDN/26/0201- Partial discharge of Condition 3 (Materials - Hard Landscaping, Brick type to external store) attached to Planning Permission 144433/JO/2025.
Partially Approved 11 May 2026. 

CDN/26/0310- Partial Discharge of Condition 3 (materials - ventilation details) attached to planning permission 144433/JO/2025.
Partially Approved 6 May 2026. 

CDN/26/0164- Partial discharge of Condition 3 (Materials) attached to planning permission 144433/JO/2025.
Partially Approved 27 February 2026. 

144433/JO/2025- Variation of Condition 2 attached to planning permission 143334/JO/2025 to enable alterations to substation.
Approved 29 January 2026. 

143334/JO/2025- Variation of Conditions 2 (specified plans), 23 (landscaping), 28 (retirement living), 32 (affordable housing) and 33 (biodiversity) attached to planning permission 140556/FO/2024 to allow alterations to elevations to fenestration and brickwork, changes to position of external bin and cycle store, changes to external landscaping and amended documents relating to affordable housing, residential management and biodiversity gain.
Approved 28 November 2025. 

CDN/24/1198- Discharge of condition 7 (drainage), 14 (CMP) and 15a (waste management) attached to planning permission referenced 140556/FO/2024.
Approved 14 March 2025. 

CDN/24/1149- Discharge of conditions 18 (Acoustic Insulation), 29 (Local Labour Proposal) and 33 (Biodiversity) attached to planning permission reference 140556/FO/2024.
Approved 7 February 2025. 

The host permission on the site relates to:
140556/FO/2024- Erection of a five-storey extra care scheme (C3) comprising 80 dwellings with
ancillary facilities and circulation space and four-storey residential block comprising 40
dwellings (C3) and associated landscaping, private amenity space, access and parking.
Approved 27 September 2024.

Further development can be seen for the demolition of the Spire Hospital and its previous use. 

Consultation, notification and publicity responses
Consultations
Highway Services

Highway Services were satisfied with the proposal for variation of Condition 2 (Specified Plans) and condition 23 (Landscape) and have no objections in principle.


Neighbourhood Team Leader (Arboriculture)

The Tree Officer confirmed they would have no objection to proposed landscaping plan. Regarding the boundary treatment works and the rebuilding/repairing of sections of the boundary wall, any locations involving tree roots works need to be done carefully, ensuring that where roots may be encountered, these are either bridged, using a lintel or similar engineering technique.


Whalley Range Forum

No comments were received during the course of the application.


Whalley Range Conservation Area Group

No comments were received during the course of the application.


Flood Risk Management

No comments were received during the course of the application.

Notifications and publicity

Local Residents

1no. response was received from a local resident. No comments were made in relation to the current proposal, rather the neighbour commented on the frustration of the development on the site so far. 

Negotiations
Further information was requested and subsequently supplied in relation to the capping detail of the boundary walls, with some amendments to the capping across the walls as a result of a site visit, proposed bricks for new walls were viewed on site, as was the proposed mortar and pointing of the works to the existing boundary walls. 

Relevant policies
Section 38 (6) of the Town and Country Planning Act 2004 states that applications for
development should be determined in accordance with the adopted development plan unless
material considerations indicate otherwise.

The adopted development plan consists of the Core Strategy (adopted 2012) and the saved
policies of the Unitary Development Plan. Due consideration in the determination of the
application will also need to be afforded to national policies in the National Planning Policy
Framework (NPPF) which represents a significant material consideration.

'The Core Strategy Development Plan Document 2012 -2027 ("the Core Strategy") was adopted
by the City Council on 11th July 2012. Updated March 2024 following adoption of Places for
Everyone Joint Development Plan

Local Development Framework - The principal document within the framework is
the Manchester Core Strategy which sets out the spatial vision for the City and
includes strategic policies for development during the period 2012 – 2027.

It is the key document in Manchester's Local Development Framework. The Core Strategy
replaces significant elements of the Unitary Development Plan (UDP) as the document that sets
out the long term strategic planning policies for Manchester's future development.

A number of UDP policies have also been saved until replaced by further development plan
documents to accompany the Core Strategy. Planning applications in Manchester must
therefore be decided in accordance with the Core Strategy, saved UDP policies and other Local
Development Documents.'

The following policies within the Core Strategy are considered relevant:
Policy SP1
Policy DM1
Policy H1
Policy H6
Policy EN1
Policy EN 3
Policy EN4
Policy EN9
Policy EN15
Policy EN16
Policy EN18
Policy EN19
Policy T1
Policy T2
Saved Unitary Development Plan Policies
Policy DC18, Conservation Areas
DC26.1, DC26.2 and DC26.5 Development and Noise

Relevant National Policy

The National Planning Policy Framework

Draft National Planning Policy Framework (16th December 2025)- The government has
published a consultation National Planning Policy Framework which is intended to improve
housebuilding rates through a clearer, more predictable and faster policy basis for decision and
plan making.

Planning Policy Guidance (PPG)

Other Material Considerations

Places for Everyone –
Relevant policies of PfE in this instance are:
JP-S1: Sustainable development
JP-S2: Carbon and Energy
JP-S5: Flood Risk and the Water Environment
JP-S6: Clean Air
JP-Strat14: A sustainable and integrated transport network
JP-C8: Transport Requirements of New Development
JP-H1: Scale, Distribution and Phasing of New Housing
JP-H3: Type, Size and Design of New Housing
JP-H4: Density of New Housing
JP-P1: Sustainable Places
JP-G8: A Net Enhancement of Biodiversity and Geodiversity

Guide to Development in Manchester Supplementary Planning Document and Planning
Guidance (April 2007)

The South Manchester Strategic Regeneration Framework (2007)

Manchester Green and Blue Infrastructure Strategy

Manchester Residential Quality Guidance (July 2016) (MRQG)

Manchester Housing Strategy 2022 to 2032

Manchester Climate Change Framework 2020 – 2025

Legislative requirements
Section 72 of the Listed Building Act provides that in the exercise of the power to determine
planning applications for land or buildings within a conservation area, special attention shall be
paid to the desirability of preserving or enhancing the character or appearance of that area.
Section 17 of the Crime and Disorder Act 1998 provides that in the exercise of its planning
functions the Council shall have regard to the need to do all that it reasonably can to prevent
crime and disorder.

Assessment
The current application seeks consent for variation of Condition 2 (specified plans) and 23 (landscape) attached to Planning Permission 144433/JO/2025 to provide information on boundary treatment and amendments to pedestrian entrance paths. The provided information on boundary treatment involves additional details on boundary treatment works, including Party wall and street-facing boundaries. Small amendments to the pedestrian entrance paths overcome issues and points of conflict identified during the course of the application. 

The principle of development has already been approved under host permission
140556/FO/2024 and so this assessment considers only the proposed amendments to the
scheme. Such amendment will now be discussed.


Provision of Additional Information on Boundary Treatment 

Details of the works to the existing boundaries were provided for review. This was supported by a survey to the northern boundary wall, and a structural survey. 

Works to the party wall to the north east relate to 14 sections of wall with different works depending on the condition of the wall, including but not limited to cleaning, cosmetic repair, re-pointing, demolition and reduction in height of the wall. 

In location W01 and W02 on the ‘Boundary Wall Works Plan’, the wall is older in age, as opposed to other points across the site. During the course of the application, the natural mortar proposed was amended to a lime based mortar to respond sympathetically to the age of the wall. A ready mixed Lime Sand mortar provided by Marshalls, at a ratio of 1:3 (1 part lime to 3 parts sand) is to be used. A sample of such mortar was viewed on site which is considered acceptable. The pointing of the mortar should have a brushed, stippled/ textured finish to the mortar, rather than a smooth trowel finish. The developer agreed to such request and a note to this effect is annotated within the approved ‘Boundary Wall Works Plan’ drawing. 

In some circumstances, new brickwork is required in either colouration B01- Ibstock Grainger Antique Brickwork. Stretcher Bond. Mortar colour: Natural. Such brickwork was reviewed on site which was considered to be a good match to the circumstances on site. 

For wall sections W12, W13 and W14, a concrete capping is proposed to the top of the brickwork- 450mm x 600mm x 50mm flat concrete capping. Grey to match existing. Such capping was considered acceptable, following an amendment to the capping detail for W13 which was amended to a concrete capping B04 to better relate to the surrounding circumstances. 

Street-facing boundary wall works include works to the Whalley Road boundary and the Russell Road boundary. The works support the proposed use and entrances for the development. The proposed brick Grainger Antique to match the main brick used in the development (B01) , Hadley Red Dragwire brickwork (B02) and new PCC coping (B03) to match existing to infill gaps were reviewed and were considered acceptable by the LPA during the course of the application. 

The works proposed are considered appropriate and do not give rise to any concern in respect of design and appearance. 


Amendment to Pedestrian Entrance Paths

Amendments to the Pedestrian entrance paths include:
-Movement of entrance 4 to overcome conflict with a telegraph pole,
-Narrowing of entrance 5 beyond that previously approved (with a width of 1.3 metres),
-Relocation of café bin collection point further away from the boundary near entrance 5, to overcome conflict with the root protection areas of those closest retained trees. 

The proposed amendments are considered appropriate to avoid conflict with telegraph poles and root protection areas, and no concern was raised by colleagues in MCC Arboriculture. The Team requested that any boundary treatment works and the rebuilding/repairing of sections of the boundary wall, any locations involving tree roots works need to be done carefully, ensuring that where roots may be encountered, these are either bridged, using a lintel or similar engineering technique. An informative to this effect would be attached to any approval granted. The tree works would also be controlled by condition 24 relating to works to retained trees. 

No concern was raised by colleagues in Highway Services in relation to the relocation of café bin collection point further from the boundary at entrance 5, in relation to bin collection arrangements, as previously agreed by CDN/24/1198. The agent confirmed waste collections would not alter beyond those previously approved arrangements as per application CDN/24/1198.

The width of pedestrian entrance 5 would reduce from approximately 2 metres to 1.3 metres. Such width is still considered acceptable to allow pedestrians to walk through easily. 


Condition 2 (specified plans)

The specified plans condition would be updated to reference the updated drawings. 


Condition 23 (landscape)

The drawings referenced within the landscape condition would be amended to reference the latest drawings following amendments to the boundary walls. 

Whilst there has been some marginal reduction in the hedge mixes and entrance shrub mix, garden shrub mix 1, there has been a marginal increase in the native shrub mix, bulb mix, pollen and nectar wildflower mix to be planted, as shown within Landscape Soft Landscape Plan 1 of 2. 

In addition, whilst there has been some marginal reduction in the hedge mix, ornamental ground cover mix, native shrub mix, entrance shrub mix, and garden shrub mix, there has been an increase in bulb mix, pollen and nectar wildflower mix, as shown within Landscape Soft Landscape Plan 2 of 2. 

Such variations are marginal and does not give rise to concern to the LPA. Further, a biodiversity uplift would be secured by the biodiversity gain plan condition attached to any approval granted. 

Other Legislative Requirements
Equality Act 2010
Section 149 (Public Sector Equality Duty) of the Equality Act 2010 requires due regard to the need to: Eliminate unlawful discrimination, harassment and victimisation and other conduct prohibited by the Act and; Advance equality of opportunity between persons who share a protected characteristic and persons who do not share it. The Equality Duty does not impose a legal requirement to conduct an Equality Impact Assessment. Compliance with the Equality Duty involves consciously thinking about the aims of the Equality Duty as part of the process of decision-making.

Human Rights Act 1998 considerations
This application needs to be considered against the provisions of the Human Rights Act 1998. Under Article 6, the applicants (and those third parties, including local residents, who have made representations) have a right to a fair hearing and to this end the local planning authority must give full consideration to their comments.

Protocol 1 Article 1, and Article 8 where appropriate, confer(s) a right of respect for a person’s home, other land and business assets. In taking account of all material considerations, including Council policy as set out in the Core Strategy and saved polices of the Unitary Development Plan, the Director of Planning, Building Control & Licensing has concluded that some rights conferred by these articles on the applicant(s)/objector(s)/resident(s) and other occupiers and owners of nearby land that might be affected may be interfered with but that that interference is in accordance with the law and justified by being in the public interest and on the basis of the planning merits of the development proposal. She believes that any restriction on these rights posed by the recommendation given is proportionate to the wider benefits of and that such a decision falls within the margin of discretion afforded to the Council under the Town and Country Planning Acts.

Recommendation: Approve 

Article 35 Declaration 
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.
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