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Planning
Delegated Officer Report
Summary of application details
	Application reference:
	OTH-2026-000740

	Application type:
	Non-Material Amendment

	Proposal:
	Non-material amendment to planning permission 130387/FO/2021 to make internal and external reconfigurations resulting from the introduction of an evacuation lift, including changes to internal layouts, cycle parking, accommodation mix and roof top lift overruns, vents and plant enclosure.

	Site address:
	The Gamecock Boundary Lane Manchester M15 6GE

	Ward(s):
	Hulme

	Date application valid:
	19 June 2026

	Applicant name:
	Curlew Alternatives Eighth Property LP

	Agent (if any):
	Amelia Kinnin

	Case officer:
	Lucy Harrison

	Recommendation:
	Approve

	Date of recommendation:
	14 July 2026



Description of site, building and/or area
This 0.13 ha site at the junction of Boundary Lane and Booth Street West, is occupied by a two storey, pub which has been vacant for some time and is dilapidated. The pub would be demolished, and the site redeveloped. The area to the west of Boundary Lane consists of two, three and four storey homes and the area between Boundary Lane and Higher Cambridge Street contains taller blocks.
Description of development
The proposal seeks to secure amendments to the design of the approved development comprising internal and external changes as a result of the introduction of an evacuation lift and re-configuration of the building core to comply with BS9991:2024 requirements. The proposed amendments are summarised as follows:

· Introduction of evacuation lift;
· Reconfiguration of the core entrance sequence;
· Reconfiguration of staff areas and ground floor back-of-house spaces;
· Relocation of communications room and laundry;
· Reduction in cycle parking spaces from 93 to 91;
· Amendments to lift overruns at roof top level;
· Introduction of rooftop vents;
· Increase to the extent of the plant enclosure;
· Reconfiguration of photovoltaic (PV) panel arrangement at roof level to align with the revised plant enclosure;
· Adjustment to the accommodation mix (number of bedspaces remain the same at 146) resulting in 2 fewer cluster bedrooms, 4 fewer accessible cluster bedrooms, 5 more studios, and one more accessible studio; and
· Reduction in amenity space per student from 1.44sqm to 1.10sqm.

Relevant planning history
	OTH-2026-000740
	Non-material amendment to planning permission 130387/FO/2021 to make internal and external reconfigurations resulting from the introduction of an evacuation lift, including changes to internal layouts, cycle parking, accommodation mix and roof top lift ov
	Valid: 2026-06-19, Decision: , Date: , Type: Non-Material Amendment





Consultation, notification and publicity responses
Consultations

None Required.

Notifications and publicity

None Required.

Negotiations

Relevant policies

Assessment
The main issue to consider is whether the proposed changes would have a material planning impact on the approved scheme.

Many of the proposed changes relate to the internal layout.  The reduction in cycle spaces is minor and considered to be acceptable with 62% provision. The changes to accommodation mix would result in 5.5% provision of accessible rooms which is acceptable for PBSA.

The external changes relate solely to the rooftop area.  The new lift overrun and vents would be set back from the facades of the building and would be a minor addition to the rooftop.  The reconfiguration of the plant enclosure would result in a minor increase in the size of the enclosure, which would be visible in views from Boundary Lane looking south and from Booth Street West looking south west. However, it is a very minor increase in size that would not be particularly noticeable in the overall view of the building.

Given the above, it is considered that the changes would not alter the height of the main part of the building, the overall massing and external envelope of the building, or its materiality and visual appearance.  It is considered that the proposed amendments would not alter the nature of the original application that was consulted upon. It is therefore considered that the changes sought by this application constitute non-material amendments in accordance with the provisions set out in Section 96A of the Town and Country Planning Act 1990.

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.
Conclusion


Recommendation: Approve

	Conditions attached to this decision
	1)
	The proposal seeks amendments to the approved drawings in order to incorporate an evacuation lift to enhance fire safety and accessibility provisions in accordance with the requirements of BS9991:2024, resulting in amendments to the internal layouts, including the reduction of cycle parking spaces from 93 to 91, and amendments to the external elevations, including the introduction of a lift overrun, vent pop-ups and an increase in the plant enclosure.


	2)
	Following an assessment of the details submitted, I can confirm that the proposed amendments are considered to be of a non-material nature and acceptable to the City Council as the Local Planning Authority. The City Council is satisfied that the proposed changes will not result in any significant material alterations to the planning approval.


	2)
	The development hereby approved shall be carried out in accordance with the following drawings and documents:
10224-Z0-A-B5D8-G000-XP-00-001 Context Plan - Existing - Application Location and Ownership Extent 
10224-Z0-A-B5D8-G000-XE-EN-001 Context Elevation - Existing - North - Booth St West 
10224-Z0-A-B5D8-G000-XE-EW-001 Context Elevation - Existing - West - Boundary Lane 
10224-Z0-A-B5D8-JC20-XP-XX-001 Demolition Plan 
10224-Z0-A-B5D8-G000-PL-XX-001 Context Plan - Proposed - Site Plan 
10224-Z0-A-B5D8-G200-PL-00-001 Rev 05 GA Plan - Proposed - Ground Floor (Level 00) 
10224-Z0-A-B5D8-G200-PL-01-001 Rev 05 GA Plan - Proposed - Level 01 
10224-Z0-A-B5D8-G200-PL-02-001 Rev 05 GA Plan - Proposed - Level 02
10224-Z0-A-B5D8-G200-PL-03-001 Rev 00 GA Plan - Proposed - Level 03 Typical Plan Type 01 - Levels 03 to 06 
10224-Z0-A-B5D8-G200-PL-07-001 Rev 03 GA Plan - Proposed - Level 07 
10224-Z0-A-B5D8-G200-PL-08-001 Rev 01 GA Plan - Proposed - Level 08 
10224-Z0-A-B5D8-G200-PL-RF-001 Rev 05 GA Plan - Proposed - Roof Level 
10224-Z0-A-B5D8-G000-EL-EN-001 Context Elevation - Proposed - North - Booth St West 
10224-Z0-A-B5D8-G000-EL-EW-001 Context Elevation - Proposed - West - Boundary Lane 
10224-Z0-A-B5D8-G200-EL-EN-001 Rev 04 GA Elevation - Proposed - North - Booth St West 
10224-Z0-A-B5D8-G200-EL-EE-001 Rev 03 GA Elevation - Proposed - East 
10224-Z0-A-B5D8-G200-EL-ES-001 Rev 05 GA Elevation - Proposed - South - Camelford Close 
10224-Z0-A-B5D8-G200-EL-EW-001 Rev 05 GA Elevation - Proposed - West - Boundary Lane 
10224-Z0-A-B5D8-G200-SE-AA-001 Rev 04 GA Section - Proposed - AA - East Facing 
10224-Z0-A-B5D8-G251-DE-00-001 Facade Details - Typical Curtain Walling - Level 00 
10224-Z0-A-B5D8-G251-DE-XX-001 Facade Details - Typical Lower Volume 
10224-Z0-A-B5D8-G251-DE-XX-002 Facade Details - Typical Upper Volume 
10224-SHP-RP-DAS Design and Access Statement N/A 02 
10224-SHP-RP-PA09 Planning Drawing Comparison Document - June 2023 & August 2023 N/A P02 
Received 20 September 2023 
Environmental Standards Statement prepared by Turley dated August 2023 
Fire Safety Strategy prepared by Hydrock dated 1 September 2023 
Overheating Assessment prepared by Amber dated March 2022 
Noise Impact Assessment prepared by Apex Acoustics dated 30 August 2023 
Waste Management Strategy prepared by Simpson Hough dated August 2023 
Transport Statement prepared by Eddisons dated August 2023 
Received 26 September 2023 
Crime Impact Statement (document ref. 2007/1181/CIS/02), produced by Greater Manchester Police 
Updated Economic Benefits Infographic, produced by Turley Economics 
Wind Microclimate Assessment (Version 1), produced by Wardell Armstrong 
Daylight Sunlight and Overshadowing Report (Version 4), produced by Point 2 
Received 26 August 2022 
Flood Risk Assessment and Drainage Strategy 20049.00.00.D100 Rev 2 Shear Design 
Preliminary Geoenvironmental Assessment 1909009.001B Parts 1 -3 Tweedie Evans Consulting 
Bat Survey prepared by Middlemarch Environmental Ltd reference RT-MME-153624-03 Appraisal RT-MME-153624-01 Rev B; Gamecock Preliminary Bat Roost Assessment RT-MME-153624-02 Rev B Middlemarch Environmental Ltd
Ecology Assessment and Bat Roost Assessment Gamecock Preliminary Ecological 
Arboricultural Impact Assessment v5 Amenity Tree Care 
Wakefield Townscape and Visual Impact Assessment 210423 Turley 
Signal Survey, TV+ Radio Reception Impact Assessment / Broadband Connectivity 
Gamecock Television and Radio Reception Impact Assessment v0.1 GTech Surveys 
Summary Evidence of Student Need Gamecock Evidence of Need Report 06.04.21 
Planning and Tall Building Statement Gamecock Planning Statement Turley 
Air Quality Assessment Gamecock Air Quality Assessment V3AQ051800 Karius Ltd 
Gamecock Archaeological Assessment v1.1 Salford Archaeology 
Demolition Method and Environmental Management Plan Gamecock 
Statement Turley Flood Risk Assessment / Drainage Strategy Gamecock 
Green and Blue Infrastructure Statement Gamecock Green and Blue Infrastructure Statement 3661 502 TPM LANDSCAPE LTD
MACH Acoustics Ltd Phase 1 Geo-Environmental Assessment Gamecock Ltd 
Statement of Community Involvement Gamecock Statement of Community Involvement V3 Cratus Communications Ltd
Student Management Plan Gamecock Student Management Plan v2 Host. Cushman 
and Transport Statement / Travel Plan Assessment V2.1 Wardel Armstrong LLP 
Demolition Construction Management Plan P-1628 Rhomco 
Note on Flood Risk Comment 
Received 13 May 2021
Reason - To ensure that the development is carried out in accordance with the approved plans. Pursuant to policies SP1 and DM1 of the Core Strategy.
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