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Planning
Delegated Officer Report
Summary of application details
	Application reference:
	OTH-2026-001247

	Application type:
	Non-Material Amendment

	Proposal:
	Non-material amendment to planning permission referenced 144669/FO/2025 to allow alterations to the wording of conditions 5 (Metrolink CMP), 7 (electromagnetic compatibility plan), 9 (local labour), 13 (surface water drainage) and 31 (Bird Hazard Management Plan) in order to alter the timescales to facilitate demolition and site clearance works

	Site address:
	Birtles House Unit 1 Market Place Civic Centre Manchester M22 5RE

	Ward(s):
	Woodhouse Park

	Date application valid:
	05 August 2026

	Applicant name:
	Muse Places and Wythenshawe Community Housing Group

	Agent (if any):
	Asteer Planning

	Case officer:
	Steven Mccoombe

	Recommendation:
	Approve

	Date of recommendation:
	25 August 2026



Description of site, building and/or area

The application site comprises Birtles House, a mixed-use building within Wythenshawe Town Centre. The site is located to the north of The Birtles and forms part of the initial residential phase of the wider regeneration of Wythenshawe Town Centre, alongside the redevelopment of Brotherton House and Alpha House.

The site currently contains a part two, part three-storey building comprising ground-floor retail units with office and storage accommodation above. To the rear of the building are areas of surface car parking, a servicing yard and an electricity substation. Vehicular access is provided from Ainley Road via a controlled access route to the west of the site.

The surrounding area is characterised by a mix of retail, commercial and office uses. To the north, the site adjoins the hard-surfaced market area fronting Etrop Way. To the west lies a controlled vehicular access route, beyond which are the Metrolink line and Ainley Road. To the south is a servicing area associated with the town centre, while The Birtles and additional retail and office premises are located immediately to the east.

Description of development
Non-material amendment to planning permission referenced 144669/FO/2025 which allowed for the erection of residential apartments (Use Class C3) with retail uses at ground floor (Use Class E), associated landscaping, servicing, car and cycle parking and other associated works including generator following demolition of the existing buildings.

In this case, it is proposed to amend the wording of conditions 5 (working safely near Metrolink), 6 (Metrolink track crossing), 7 (electromagnetic compatibility) 9 (local labour construction) 13 (surface water drainage) and 31 (bird hazard management plan) to alter the trigger for the submission of information in order to allow demolition and site clearance works to take place without prejudicing the original intentions of the conditions.

Relevant planning history
	144669/FO/2025

Erection of residential apartments (Use Class C3) with retail uses at ground floor (Use Class E), associated landscaping, servicing, car and cycle parking and other associated works including generator following demolition of the existing buildings. Approved 23 February 2026. 



Consultation, notification and publicity responses
Metrolink

No objection. The revised wording is acceptable.

Aerodrome Safeguarding – The revised wording is acceptable. 

Relevant policies
Local Development Framework 
 
The Development Plan consists of:  

· Places for Everyone Joint Development Plan;
· The Manchester Core Strategy (2012); 
· Saved policies of the Unitary Development Plan for the City of Manchester (1995).

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.  

'The Core Strategy Development Plan Document 2012 -2027 ("the Core Strategy”) was adopted by the City Council on 11th July 2012. 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 policy and guidance is considered relevant:



Places for Everyone Joint Development

JP-H1: Scale, Distribution and Phasing of New Housing Development
JP-H2: Affordability of New Housing
JP-H3: Type, Size and Design of New Housing
JP-H4: Density of New Housing
JP-S1: Sustainable Development
JP-S2: Carbon and Energy
JP-S3: Heat and Energy Networks
JP-S4: Flood Risk and the Water Environment
JP-S5: Clean Air
JP-S6: Resource Efficiency
JP-Strat 9: Southern Areas
JP-G6: Urban Green Space
JP-G7: Trees and Woodland
JP-G8: Net Enhancement of Biodiversity and Geodiversity
JP-P1: Sustainable Places
JP-P6: Health
JP-C1: An Integrated Network
JP-C2: Digital Connectivity
JP-C5: Streets for All
JP-C6: Walking and Cycling
JP-C8: Transport Requirements of New Development

Manchester Core Strategy

EC10: Wythenshawe
C7: Wythenshawe District Centre, Baguley (West Wythenshawe), Northenden and Wythenshawe Town Centre
H7: Wythenshawe
H8: Affordable Housing
DM1: Development Management
DM2: Aerodrome Safeguarding
EC2: Existing Employment Space
EN1: Design Principles and Strategic Character Areas
H2: Strategic Housing Location
C8: Local Centres
PA1: Developer Contributions
EN4: Reducing CO₂ Emissions by Enabling Low and Zero Carbon Development
EN5: Strategic Areas for Low and Zero Carbon Decentralised Energy Infrastructure
EN8: Adaptation to Climate Change
EN9: Green Infrastructure
EN14: Flood Risk
EN15: Biodiversity and Geological Conservation
EN16: Air Quality
EN17: Water Quality

Saved Unitary Development Plan policies

DC7.1: New Housing Development
DC22.1: Footpath Protection
DC26.1: Development and Noise

Other Material Considerations
National Planning Policy Framework (August 2026)

A revised National Planning Policy Framework (NPPF) was published on 17 August 2026 following a period of public consultation and has superseded the previous version. Given the timing of its publication, the application has been assessed against both the former and revised frameworks. Having undertaken this review, it is considered that the changes introduced by the revised NPPF do not materially affect the assessment or conclusions reached in relation to the proposed development.

The revised version fundamentally restructures national planning policy with a more rules based, pro-growth approach, replacing the previous paragraph based framework and the traditional tilted balance with a new presumption in favour of sustainable development. Key reforms include stronger support for housing delivery, particularly higher-density development near major public transport hubs, greater policy support for economic growth, infrastructure and rural productivity, stronger protection for pubs and other community facilities and continued robust protection of designated landscapes. The reforms are intended to make planning decisions faster, clearer and more predictable whilst accelerating housing and economic growth.

National Planning Policy Guidance (March 2014) 

The Government produced a suite of documents to act as a live resource which set out advice and best practice on a wide range of planning issues following a detailed review of planning policy guidance as a way of streamlining policy.  

The relevant sections of the NPPG in this case are as follows:

Noise

Local planning authorities should take account of the acoustic environment 
and in doing so consider:

-whether or not a significant adverse effect is occurring or likely to occur; 
-whether or not an adverse effect is occurring or likely to occur; and 
-whether or not a good standard of amenity can be achieved. 

Mitigating the noise impacts of a development will depend on the type of development being considered and the character of the proposed location. In general, for noise making developments, there are four broad types of mitigation: 

-engineering: reducing the noise generated at source and/or containing the noise generated; 

-layout: where possible, optimising the distance between the source and noise sensitive receptors and/or incorporating good design to minimise noise transmission through the use of screening by natural or purpose-built barriers, 
or other buildings; 

-using planning conditions/obligations to restrict activities allowed on the site at certain times and/or specifying permissible noise levels differentiating as appropriate between different times of day, such as evenings and late at night, and; 

-mitigating the impact on areas likely to be affected by noise including through noise insulation when the impact is on a building.

Air Quality

Guidance states that when air quality is considered relevant to a planning application, which includes when proposals: 

-Give rise to potentially significant impact (such as dust) during construction for nearby sensitive locations; 

-Significantly affect traffic in the immediate vicinity of the proposed development site or further afield; or 

-Expose people to existing sources of air pollutants. This could be by building new homes, workplaces or other development in places with poor quality.

The Guide to Development in Manchester (SPD) (2007) 

The Guide to Development in Manchester is a supplementary planning document which contains core principles to guide developers. The document offers design advice and sets out the City Council's aspirations and vision for future development and contains core principles to guide developers to produce high quality and inclusive design. The principles that development should seek to achieve, include, character and context, continuity, and enclosure, ease of movement, quality of the public realm, diversity, legibility and adaptability.

Manchester Housing Strategy (2022-2032)

The Manchester Housing Strategy sets out the long-term vision to deliver the homes that 
people want and need. It is built around the following four vision principles: 

1. Increase affordable housing supply and build more new homes for all residents; 
2. Work to end homelessness and ensure housing is affordable and accessible to all; 
3. Address inequalities and create neighbourhoods where people want to live; 
4. Address the sustainability and zero-carbon challenges in new and existing housing.

Manchester Climate Change Framework 2020 – 2025

The Manchester Climate Change Framework (2020-2025) was published in February 2020 
and sets out the Council high level strategy for Manchester to be a thriving, zero carbon, 
climate resilient city.

Manchester Green and Blue Infrastructure Strategy 2015

The G&BIS sets out objectives for environmental improvements within the city in relation to key objectives for growth and development. Building on the investment to date in the city's green infrastructure and the understanding of its importance in helping to create a successful city, the vision for green and blue infrastructure in Manchester over the next 10 years is: By 2025 high quality, well maintained green and blue spaces will be an integral part of all neighbourhoods. The city's communities will be living healthy, fulfilled lives, enjoying access to parks and greenspaces and safe green routes for walking, cycling and exercise throughout the city. Businesses will be investing in areas with a high environmental quality and attractive surroundings, enjoying access to a healthy, talented workforce. New funding models will be in place, ensuring progress achieved by 2025 can be sustained and provide 
the platform for ongoing investment in the years to follow. 

Four objectives have been established to enable the vision to be achieved: 

1. Improve the quality and function of existing green and blue infrastructure, to maximise the benefits it delivers.

2. Use appropriate green and blue infrastructure as a key component of new developments to help create successful neighbourhoods and support the city's growth.

3. Improve connectivity and accessibility to green and blue infrastructure within the city and beyond.

4. Improve and promote a wider understanding and awareness of the benefits that green and blue infrastructure provides to residents, the economy and the local environment.

Assessment

Individually or cumulatively, the proposed changes are not considered to raise any new significant issues and would still allow the overall development to accord with the conclusions of the technical assessments approved as part of the host permission, whilst complying with all relevant, overarching policy and guidance. 

The proposed changes are not considered to be material and, as such, the proposal meets the requirements of Section 96A of the Town and Country Planning Act 1990 (as amended).

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

	Conditions attached to this decision
	5)
	a) No demolition or site clearance works shall take place until a Metrolink Specific Construction Management Plan (CMP) with detailed method statements of construction and risk assessments, has been submitted to, and agreed in writing by Manchester City Council as Local Planning Authority and an Asset Protection Agreement, if deemed necessary, has been entered into. The approved details shall include agreed safe methods of working on Metrolink infrastructure and adjacent to the Metrolink Hazard Zone and shall be adhered to throughout the construction period. The Construction Management Plan shall include details of: -loading and unloading of plant and materials; -storage of plant and materials used in constructing the development; -construction methods to be used; including the use of cranes if intended (which must not over sail the tramway); -site hoarding and scaffolding; and -measures to control the emission of dust and dirt during construction and the deposition of detritus on the tramway.

b) No development shall take place until a Metrolink Specific Construction Management Plan (CMP) with detailed method statements of construction and risk assessments, has been submitted to, and agreed in writing by Manchester City Council as Local Planning Authority and an Asset Protection Agreement, if deemed necessary, has been entered into. The approved details shall include agreed safe methods of working on Metrolink infrastructure and adjacent to the Metrolink Hazard Zone and shall be adhered to throughout the construction period. The Construction Management Plan shall include details of: -loading and unloading of plant and materials; -storage of plant and materials used in constructing the development; -construction methods to be used; including the use of cranes if intended (which must not over sail the tramway); -site hoarding and scaffolding; and -measures to control the emission of dust and dirt during construction and the deposition of detritus on the tramway.

Reason - To ensure that the developer complies with all the necessary system clearances and agrees safe methods of working to meet the safety requirements of working above and adjacent to the Metrolink system, pursuant to policies DM1 and SP1 of the Manchester Core Strategy.


	6)
	No development (excluding demolition and site clearance works) shall take place until: 

- A full risk assessment/road safety audit has been carried out for the access road and track crossing by all modes and it has been clearly demonstrated to the satisfaction of Transport for Greater Manchester that the proposed development will not impart greater risk to user of the track crossing or tramway as a result; and 

-the design of any mitigation resulting from the assessment will have been subject to TfGM's Metrolink's Engineering Assurance and agreed by Metrolink. The development shall only be implemented in accordance with the agreed details. Reason - To safeguard Metrolink infrastructure and operations pursuant to policies DM1 and SP1 of the Manchester Core Strategy.


	7)
	(a) Prior to the commencement of development (excluding demolition and site clearance works) an electromagnetic compatibility plan shall be submitted to and agreed in writing, by the City Council, as Local Planning. This plan shall demonstrate compliance with BS50121-3-2, BS50121-4, and BS50121-5, together with Network Rail EMC assurance process NR/L2/RSE/30041 and shall include for predevelopment testing. (b) Prior to the first use of the development, a verification report is required to validate that the work undertaken conforms to the recommendations and requirements approved as part of part (a) of this planning condition. The verification report shall include post completion testing to confirm compliance with the criteria agreed in part (a). In instances of non-conformity, these shall be detailed along with mitigation measures required to ensure compliance with the criteria. Any mitigation measures shall be implemented in accordance with a timescale to be agreed with the Manchester City Council, as Local Planning Authority (agreement to be in consultation with Transport for Greater Manchester). Any measures shall thereafter be retained and maintained in situ. 

﻿Reason - In the interest of safeguarding Metrolink infrastructure pursuant to policies DM1 and SP1 of the Manchester Core Strategy.


	9)
	a) Prior to the demolition and site clearance works taking place, details of a Local Benefit Proposal, in order to demonstrate commitment to recruit local labour for the duration of the demolition and site clearance works, shall be submitted for approval in writing by the City Council, as Local Planning Authority. The approved document shall be implemented as part of the construction of the development. In this condition a Local Benefit Proposal means a document which includes: i) The measures proposed to recruit local people including apprenticeships . ii) Mechanisms for the implementation and delivery of the Local Benefit Proposal. iii) Measures to monitor and review the effectiveness of the Local Benefit Proposal in achieving the objective of recruiting and supporting local labour objectives. b) Prior to first occupation of the development hereby approved, a detailed report which takes into account the information and outcomes about local labour recruitment pursuant to items (i) and (ii) above shall be submitted for approval in writing by the City Council as Local Planning Authority. 

b) Prior to the commencement of development, details of a Local Benefit Proposal, in order to demonstrate commitment to recruit local labour for the duration of the construction of the development, shall be submitted for approval in writing by the City Council, as Local Planning Authority. The approved document shall be implemented as part of the construction of the development. In this condition a Local Benefit Proposal means a document which includes: i) The measures proposed to recruit local people including apprenticeships . ii) Mechanisms for the implementation and delivery of the Local Benefit Proposal. iii) Measures to monitor and review the effectiveness of the Local Benefit Proposal in achieving the objective of recruiting and supporting local labour objectives. b) Prior to first occupation of the development hereby approved, a detailed report which takes into account the information and outcomes about local labour recruitment pursuant to items (i) and (ii) above shall be submitted for approval in writing by the City Council as Local Planning Authority. 

c) Prior to first occupation of the development hereby approved, a detailed report which takes into account the information and outcomes about local labour recruitment, pursuant to part (a) and (b) items (i) and (i) above shall be submitted for approval in writing by the City Council as Local Planning Authority.

﻿Reason - The applicant has demonstrated a commitment to recruiting local labour pursuant to policies SP1, EC1 and DM1 of the Manchester Core Strategy and policy JP-P1 of the Places for Everyone Joint Development Plan.


	13
	Notwithstanding details submitted, prior to the commencement of the development (excluding demolition and site clearance, hereby approved, an updated surface water drainage scheme in accordance with Non-Statutory Technical Standards for Sustainable Drainage Systems (March 2015) or any subsequent replacement national standards, shall be submitted for approval in writing by the City Council, as Local Planning Authority. This shall include: -Finalised details of finished floor levels. -Progression through the drainage hierarchy must be evidence based and supported by site investigation including assessments of ground conditions and infiltration testing in accordance with BRE365. Proposals of attenuation should achieve half drain time within 24 hours. -Where surface water is connected to the public sewer, agreement in principle from United Utilities is required that there is adequate spare capacity in the existing system taking future development requirements into account. An email of acceptance of proposed flows and/or new connection will suffice. -Maximised integration of green SuDS components (utilising infiltration or attenuation) if practicable. -Development must be limited to greenfield runoff on Greenfield sites up to a 1 in 100-year event, including climate change allowance. -A finalised drainage layout showing all components, outfalls, levels and connectivity. -An existing and proposed impermeable areas drawing to accompany all discharge rate calculations. -Hydraulic calculations of the proposed drainage system, including all design parameters. Calculations must Include Critical Storm Events for the 1 in 2, 1 in 30 and 1 in 100 + 45% Climate Change. Results must demonstrate no surcharge for the 1 in 2, no flooding in the 1 in 30 and no flooding of buildings for the 1 in 100 + 45% Climate Change. -A blockage risk assessment must be undertaken as part of the drainage strategy to support proposed flows less than 5 l/s. -A plan indicating surface water overland flow routes for extreme events to ensure flows are diverted away from existing and proposed buildings (including basements). -Construction details of flow control and SuDS elements. -A plan indicating easements. SuDS features (including attenuation tanks) should be appropriately positioned, including a 2.5m easement from the existing highway and a 5m easement from any dwellings, guaranteeing accessibility for future maintenance and contingency for asset failure. This practice is in accordance with SuDS Manual (C753). The development shall be constructed and completed in accordance with the approved details prior to the first occupation of the development. 

﻿Reason - To promote sustainable development, secure proper drainage and to manage the risk of flooding and pollution. This condition is imposed in light of national policies within the NPPF and NPPG and local policies EN8 and EN14 and policy JP-S4 of the Places for Everyone Joint Development Plan.


	31
	a) Prior to demolition and site clearance taking place, a Bird Hazard Management Plan (BHMP) for the demolition and site clearance works shall be submitted to and approved in writing by the Local Planning Authority in consultation with Manchester Airport. Thereafter the scheme shall be implemented in accordance with the approved details. The BHMP should include robust measures to prevent species of birds that are hazardous to aircraft gaining access to the space between the roof and the PV array panels, with regular maintenance inspections. 

b) Prior to the commencement of development (excluding demolition and site clearance works), a Bird Hazard Management Plan (BHMP) for the development has been submitted to and approved in writing by the Local Planning Authority in consultation with Manchester Airport. Thereafter the scheme shall be implemented in accordance with the approved details. The BHMP should include robust measures to prevent species of birds that are hazardous to aircraft gaining access to the space between the roof and the PV array panels, with regular maintenance inspections. 

﻿Reason - In the interests of flight safety and birdstrike avoidance to prevent the creation of a habitat for birds hazardous to aviation, pursuant to policies DM1 and SP1 of the Manchester Core Strategy.
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