
 

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:  

External alterations to Block 1 comprising replacement of existing cladding and windows, 
replacement of existing flat roof and provision for solar PV installation, erection of external 
buildings to contain Air Source Heat Pumps, substation, cycle storage, waste storage, 
installation of access ramp and associated works. 

Location: 

Block 1 Victoria Point 44 Hathersage Road Manchester M13 0FT 

Application reference:  

PLA-2026-000196 

Applicant:  

Empiric Student Property PLC / Unite Group    

Date of application: 

05 May 2026 

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 in a positive and proactive manner based on 
seeking solutions to problems arising in relation to dealing with the planning application. 
Issues have arisen during the consideration of this application and the officer negotiated 
with the agent to reach a satisfactory resolution.  

Condition(s) attached to this decision 

1) The development must be begun not later than the expiration of three years 
beginning with the date of this permission. 

Reason - Required to be imposed pursuant to Section 91 of the Town and Country 
Planning Act 1990. 

 

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

Covering letter titled ‘FULL PLANNING APPLICATION RELATING TO FAÇADE 
AND ROOF ALTERATIONS AND EXTERNAL WORKS TO BLOCK 1, VICTORIA 
POINT, 44 HATHERSAGE ROAD, MANCHESTER’, received by the City Council as 
Local Planning Authority on 5 May 2026. 



‘Victoria Point Manchester – Empiric Student Property PLC – Block 1 – Design & 
Access Statement – Issue 01’, received by the City Council as Local Planning 
Authority on 5 May 2026. 

‘The Statutory Biodiversity Metric’ excel spreadsheet, received by the City Council 
as Local Planning Authority on 25 June 2026. 

‘Biodiversity Net Gain Assessment’, received by the City Council as Local Planning 
Authority on 5 May 2026. 

‘Block 1 – Proposed Plan’, numbered ‘0814-BPA-B1-ZZ-DR-A-1172 Revision P01’, 
received by the City Council as Local Planning Authority on 5 May 2026. 

‘Block 1 Cycle and Bin Stores’, numbered ‘0814-BPA-B1-ZZ-DR-A-4327 Revision 
P01’, received by the City Council as Local Planning Authority on 5 May 2026. 

‘Block 1 – Proposed Sections’, numbered ‘0814-BPA-B1-ZZ-DR-A-1360 Revision 
P01’, received by the City Council as Local Planning Authority on 5 May 2026. 

‘Block 1 – Proposed Elevations’, numbered ‘0814-BPA-B1-ZZ-DR-A-1260 Revision 
P01’, received by the City Council as Local Planning Authority on 5 May 2026. 

‘Block 1 Substation and ASHP Enclosure’, numbered ‘0814-BPA-B1-ZZ-DR-A-4328 
Revision P01’, received by the City Council as Local Planning Authority on 5 May 
2026. 

‘Proposed Block 1 Typical Window Study’, numbered ‘0814-BPA-B1-ZZ-DR-A-4021 
Revision P01’, received by the City Council as Local Planning Authority on 5 May 
2026. 

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. 

 

 

3) Notwithstanding the details included within the plans and documents listed under 
condition no.2 of this approval, no above-ground construction works shall take place 
until samples and/or specifications of all materials to be used on the external 
elevations of the development hereby approved have been submitted to and 
approved in writing by the City Council as Local Planning Authority. 

The development shall then be carried out in accordance with the approved 
details/samples. 

Reason - To ensure there is no resulting harm to the setting of the nearby Listed 
Building, pursuant to saved policy DC19 of the Unitary Development Plan, policies 
DM1 and EN3 of the Manchester Core Strategy, policy JP-P2 of the Places for 
Everyone Joint Development Plan Document, and chapter 16 of the National 
Planning Policy Framework. 

 



 

4) No removal of or works to any trees, vegetation or buildings shall take place 
between the 1st March and 31st 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 provided that no active bird nests are present 
which has been agreed in writing by the City Council as Local Planning Authority. 

Reason - To ensure the protection of habitat of species that are protected under the 
Wildlife and Countryside Act 1981 or as subsequently amended and to comply with 
policy EN15 of the Core Strategy and policy JP-G7 of the Places for Everyone Joint 
Development Plan Document. 

 

 

5) Prior to the installation of the photovoltaic panels hereby approved, details of 
perimeter skirts and/or other suitable bird exclusion measures to prevent bird 
access beneath the arrays shall be submitted to and approved in writing by the City 
Council as Local Planning Authority.  

The approved measures shall be installed prior to the first use of the photovoltaic 
panels and shall thereafter be retained and maintained for the lifetime of the 
development. 

Reason - In the interests of aviation safety by preventing bird roosting and nesting 
beneath the photovoltaic panels, thereby reducing the risk of birdstrike hazards to 
aircraft, pursuant to policies DM1, DM2 and SP1 of the Manchester Core Strategy.  

 

 

6) a) Notwithstanding the details included within the submitted document titled ‘Victoria 
Point, Manchester – Block 1 plant nose egress and overheating assessment’, 
received by the City Council as Local Planning Authority on 5 May 2026, prior to any 
above ground works, a noise insulation and ventilation scheme for acoustically 
insulating the residential accommodation against any external and internal noise 
sources, together with details of the performance of any glazing, shall be submitted 
to and approved in writing by the City Council as Local Planning Authority.  

 The noise insulation and ventilation scheme shall take the potential for overheating 
into account. Noise survey data shall include measurements taken during a rush-
hour period and night time to determine the appropriate sound insulation measures 
necessary. The following noise criteria shall be achieved when providing adequate 
ventilation as defined by Approved Document F of the Building Regulations (whole 
dwelling ventilation):  

 • Bedrooms (night time - 23.00 - 07.00) 30 dB LAeq (individual noise events shall 
not exceed 45 dB LAmax,F by more than 15 times)  

 • Living Rooms (daytime - 07.00 - 23.00) 35 dB LAeq  

 • Gardens and terraces (daytime) 55 dB LAeq  



 The development shall then be carried out in accordance with the approved noise 
insulation and ventilation scheme  

 b) Within 1 month of completion of the development, a Completion/Verification 
Report shall be submitted to and approved in writing by the City Council as Local 
Planning Authority to validate that the work undertaken conforms to the 
recommendations and requirements of the approved noise insulation and ventilation 
scheme.  

 c) In the event of any non-conformity with the approved noise insulation and 
ventilation scheme, then any further measures that are required to achieve the 
required noise criteria shall be carried out. Any required measures and validation 
shall continue until conformity has been achieved and agreed in writing by the City 
Council as Local Planning Authority. 

 Reason - To secure a reduction in noise from external sources and in order to 
protect future residents from noise disturbance pursuant to policies SP1, H1 and 
DM1 of the Manchester Core Strategy (2007) and saved policy DC26 of the Unitary 
Development Plan for the City of Manchester (1995).   

 

 

7) a) Notwithstanding the details included within the submitted document titled ‘Victoria 
Point, Manchester – Block 1 plant nose egress and overheating assessment’, 
received by the City Council as Local Planning Authority on 5 May 2026, prior to any 
above ground works, either a scheme that demonstrates that any plant equipment 
will achieve a rating level of 5dB (LAeq) below the typical background (LA90) level 
in each octave band at the nearest noise sensitive location, or a scheme showing a 
method to acoustically treat/insulate any plant equipment so as to achieve a rating 
level of 5dB (LAeq) below the typical background (LA90) level in each octave band 
at the nearest noise sensitive location, shall be submitted to and approved in writing 
by the City Council as Local Planning Authority. The development shall then be 
carried out in accordance with the approved details.  

b) Prior to the first use of the external plant and equipment, a verification report, 
which will include post-completion testing, shall be submitted to and approved in 
writing by the City Council as Local Planning Authority to validate that the plant 
equipment achieves a rating level of 5dB (LAeq) below the typical background 
(LA90) level in each octave band at the nearest noise sensitive location.   

c) In the event of non-conformity with a rating level of 5dB (LAeq) below the typical 
background (LA90) level in each octave band, then any measures/changes required 
to achieve conformity shall be carried out. Any required measures/changes and 
verification shall continue until conformity has been achieved and agreed in writing 
by the City Council as Local Planning Authority, before the use of the external plant 
and equipment can commence.  

Reason - To minimise the impact of the development and to prevent a general 
increase in pre-existing background noise levels around the site. Pursuant to 
policies SP1 and DM1 of the Manchester Core Strategy and saved policy DC26 of 
the Unitary Development Plan for the City of Manchester (1995).   



 

 

Informatives 

Building Regulations 2010 

This permission does not grant approval under Building Regulations. 

Street Naming & Numbering Requirements 

Manchester City Council is responsible for allocating street naming and numbering within 
Manchester for new developments or property conversions. Individuals or businesses are 
not permitted to allocate their own property numbers, building or street names. 
 
If your development includes the creation of new dwellings (either new build or conversion 
of existing buildings), creation of new commercial properties or the subdivision of existing 
properties you must ensure that you request new or changes to addresses through us so 
they can be officially allocated and registered in accordance with the Public Health Act 
1925 Sections 17-19 & Greater Manchester Act 1981 Section 22. 
 
Failure to do this may result in difficulties for the developer/occupier when requiring 
services such as connections to utilities, phone lines and postal services and may delay 
your development. 
 
You can apply online at the following address: www.manchester.gov.uk/roads-and-
transport/street-naming-and-numbering 
 

Airport safeguarding1 

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

 
 

Highways1 

The applicant is required to discuss and agree any requirements for licensing, hoarding / 
scaffolding, skips and temporary points of access (Section 50) with MCC's Highways 
Licensing Team via Email to: highwaylicences@manchester.gov.uk 

 
 

Highways2 

The applicant is required to discuss and agree any requirements for temporary pedestrian 
and traffic management with MCC’s Event and Traffic Management Team via Email to 
highwaynetworkmanagement@manchester.gov.uk. 

 
 

Electricity NW 

The applicant should be advised that great care should be taken at all times to protect 
electrical apparatus and any personnel working in its vicinity. Anyone working in proximity 
to any of our apparatus (whether above or underground) should be referred to two 
relevant documents produced by the Health and Safety Executive (available from The 

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


Stationery Office Publications Centre and The Stationery Office Bookshops), and advised 
to follow the guidance given. 

The documents are as follows:- 

HS(G)47 – Avoiding danger from underground services 

GS6 – Avoidance of danger from overhead electric lines 

SP ENWL offer a fully supported mapping service, providing up to date information about 
the location and status of our apparatus. Further information can be found at 
https://www.enwl.co.uk/advice-and-support/line-search-before-you-dig. 

 

 
 

BNG 

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

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

The following content of a Biodiversity Gain Plan is required for development: 

- information about the steps taken or to be taken to minimise the adverse effect of the 
development on the biodiversity of the onsite habitat and any other habitat; 

- the pre-development biodiversity value of the onsite habitat; 

- the post-development biodiversity value of the onsite habitat; 

- any registered off-site biodiversity gain allocated to the development and the biodiversity; 
and 

- any biodiversity credits purchased for the development. 

In addition, the following is required: 

- name and address of the person completing the Plan, and (if different) the person 
submitting the Plan; 

- a description of the development and planning permission reference number (to which 
the plan relates); 

- the relevant date, for the purposes of calculating the pre-development biodiversity value 
of onsite habitats and if proposing an earlier date, the reasons for using this earlier date; 



 
 

Mining 
Please see information relating to mining in Appendix A. 

Date: 11 August 2026 

Signed:  

Julie Roscoe 
Director of Planning, Building Control & Licensing 

- the completed biodiversity metric calculation tool(s), stating the publication date of the 
tool(s), and showing the calculation of the pre-development onsite value on the relevant 
date, and post-development biodiversity value; 

- a description of arrangements for maintenance and monitoring of habitat enhancement 
to which paragraph 9(3) of Schedule 7A to the 1990 Act applies (habitat enhancement 
which must be maintained for at least 30 years after the development is completed); 

- (except for onsite irreplaceable habitats) a description of how the biodiversity gain 
hierarchy will be followed and where to the extent any actions (in order of priority) in that 
hierarchy are not followed and the reason for that; 

- pre-development and post-development plans showing the location of onsite habitat 
(including any irreplaceable habitat) on the relevant date, and drawn to an identified scale 
and showing the direction of North; 

- a description of any irreplaceable habitat on the land to which the plan relates which 
exist on the relevant date, and any part of the development for which planning permission 
is granted where the onsite habitat of that part is irreplaceable habitat arrangements for 
compensation for any impact the development has on the biodiversity of the irreplaceable 
habitat; and 

- if habitat degradation has taken place: 

a statement to this effect, 

the date immediately before the degradation activity, 

the completed biodiversity tool showing the calculation of the biodiversity value of the 
onsite habitat on that date, and 

any available supporting evidence for the value. 

There is a standard Biodiversity Gain Plan template available to complete which brings 
together many of these matters into one document. 

The submission of a Biodiversity Gain Plan to a local planning authority falls under 
Regulation 16 of the Town and Country Planning (Fee for Applications, Deemed 
Applications, Requests and Site Visit) (England) Regulations 2012 (as amended), which 
covers fees for the written confirmation of compliance with a condition or conditions 
attached to a grant of planning permission. 

 



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



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. 
 

Appendix A - Mining Information 

 

STANDING ADVICE - DEVELOPMENT LOW RISK AREA 

The proposed development lies within a coal mining area which may contain unrecorded 
coal mining related hazards. If any coal mining feature is encountered during 
development, this should be reported immediately to the Mining Remediation Authority 
on 0345 762 6846 or if a hazard is encountered on site call the emergency line 0800 288 
4242. 

Further information is also available on the Mining Remediation Authority website at: 
Mining Remediation Authority - GOV.UK 

Standing Advice valid from 1st January 2025 until 31st December 2026 

 

 

https://www.gov.uk/government/organisations/mining-remediation-authority

